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   Municipalities	  create	  comprehensive	  plans	  to	  provide	  a	  long-­‐term	  vision	  for	  growth	  
and	  development	  and	  to	  determine	  the	  strengths	  and	  opportunities	  that	  will	  assist	  them	  in	  
instituting	  ordinances	  and	  make	  future	  planning	  decisions.	  The	  New	  York	  Department	  of	  
State	  indicates	  that	  comprehensive	  planning	  at	  the	  municipal	  level	  should	  provide	  a	  variety	  
of	  goals	  and	  objectives	  that	  include	  both	  the	  intermediate	  and	  long-­‐range	  time	  period.	  
Scholars	  believed	  that	  comprehensive	  planning	  “would	  have	  little	  effect	  on	  American	  cities	  
unless	  their	  goal	  premises	  can	  be	  established	  in	  sufficiently	  compelling	  fashion	  (both	  
politically	  and	  intellectually)	  to	  make	  politicians	  take	  notice”	  (1965).	  New	  York	  State	  law	  
requires	  local	  zoning	  to	  be	  “in	  accordance	  with	  comprehensive	  plans”	  but	  does	  not	  
mandate	  their	  implementation.	  The	  State	  legislature’s	  encouragement	  to	  prepare	  and	  
adopt	  comprehensive	  plans	  has	  been	  effective;	  70%	  of	  municipalities	  with	  planning	  boards	  
in	  New	  York	  State	  have	  adopted	  a	  plan.	  County	  governments	  and	  non-­‐for-­‐profits	  are	  also	  
developing	  comprehensive	  regional	  plans	  that	  are	  designed	  to	  guide	  decisions	  at	  both	  the	  
municipal	  and	  regional	  levels.	  With	  so	  many	  plans	  and	  policies	  guiding	  an	  area,	  do	  the	  
values	  of	  a	  local	  municipality	  match	  those	  at	  the	  county	  and	  regional	  levels?	  The	  
methodology	  for	  approaching	  this	  question	  is	  a	  qualitative	  review	  of	  comprehensive	  plans	  
created	  during	  the	  second	  half	  of	  the	  twentieth	  century.	  The	  City	  of	  White	  Plains	  provides	  
an	  opportunity	  to	  evaluate	  how	  the	  values	  of	  a	  small	  suburban	  city	  that	  has	  undertaken	  
multiple	  comprehensive	  plan	  initiatives	  relate	  to	  the	  planning	  values	  of	  Westchester	  
County.	  Through	  an	  investigation	  of	  the	  past	  three	  comprehensive	  plans	  by	  the	  City	  of	  
White	  Plains	  and	  the	  Westchester	  County	  Planning	  Board,	  this	  thesis	  will	  determine	  how	  
values	  and	  initiatives	  are	  represented	  between	  the	  corresponding	  plans	  and	  whether	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   1	  
Introduction	  
	  
In	  the	  United	  States,	  comprehensive	  planning	  has	  been	  used	  as	  a	  visioning	  tool	  for	  
municipalities	  to	  guide	  growth	  and	  development.	  Comprehensive	  planning	  is	  the	  process	  of	  
defining	  goals	  and	  values	  in	  a	  designated	  area	  that	  results	  in	  a	  long-­‐term	  strategic	  
document	  through	  which	  planning	  decisions	  are	  made	  to	  promote	  the	  health	  and	  safety	  of	  
the	  public	  as	  well	  as	  economic	  development	  (Savage,	  2007).	  Comprehensive	  plans	  seek	  to	  
prevent	  haphazard	  and	  disorderly	  development	  through	  the	  plans’	  recommendations	  and	  
are	  often	  utilized	  to	  develop	  zoning	  regulations.	  
Comprehensive	  plans	  vary	  in	  structure,	  goals,	  and	  implementation	  across	  cities,	  
resulting	  in	  different	  degrees	  of	  success.	  Regardless	  of	  the	  motivation	  to	  undergo	  an	  often	  
lengthy	  and	  expensive	  comprehensive	  planning	  process,	  the	  plans	  developed	  by	  
municipalities	  offer	  strategies	  to	  promote	  a	  long-­‐term	  vision	  that	  is	  consistent	  with	  the	  
views	  of	  those	  involved	  in	  the	  process.	  While	  differing	  in	  structure	  and	  motivation,	  the	  
comprehensive	  planning	  process	  is	  useful	  for	  communities	  wishing	  to	  determine	  its	  
strengths,	  weaknesses,	  and	  opportunities.	  This	  type	  of	  self-­‐analysis	  is	  critical	  in	  
understanding	  why	  a	  certain	  area	  grew	  in	  the	  way	  it	  did	  and	  whether	  or	  not	  past	  
development	  is	  consistent	  with	  current	  values.	  This	  type	  of	  planning,	  known	  as	  value-­‐based	  
planning,	  is	  based	  on	  the	  understanding	  of	  social,	  political,	  economic	  differences	  in	  a	  
community.	  Values	  are	  the	  basis	  for	  any	  comprehensive	  plan;	  however,	  the	  success	  of	  a	  
plan	  is	  dependent	  on	  what	  planners	  and	  community	  stakeholders	  consider	  community	  
values	  to	  be.	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Regulation	  concerning	  the	  development	  of	  comprehensive	  plans	  varies	  from	  state	  to	  
state.	  Some	  states,	  such	  as	  California,	  Florida,	  and	  Maryland,	  require	  comprehensive	  plans	  
to	  be	  created	  and	  evaluated	  to	  ensure	  consistency	  with	  statewide	  planning	  goals.	  Other	  
states,	  such	  as	  New	  York,	  do	  not	  require	  the	  creation	  of	  plans,	  but	  do	  require	  that	  zoning	  
codes	  be	  consistent	  with	  the	  municipality’s	  comprehensive	  plan.	  Planning,	  especially	  in	  
New	  York,	  is	  guided	  by	  the	  concept	  of	  home	  rule,	  or	  the	  power	  given	  by	  states	  to	  local	  
municipalities	  to	  create	  laws,	  ordinances,	  and	  regulations	  for	  them	  to	  address	  specific,	  and,	  
often,	  unique	  needs.	  The	  inconsistency	  in	  plan	  requirements	  between	  different	  
municipalities	  in	  turn	  often	  creates	  inconsistency	  between	  plans	  of	  neighboring	  
communities.	  However,	  this	  inconsistency	  is	  an	  example	  of	  how	  municipalities	  may	  be	  
conducting	  the	  same	  process	  of	  developing	  a	  plan,	  though	  have	  different	  values	  that	  guide	  a	  
long-­‐term	  vision.	  	  
The	  inter-­‐	  and	  intra-­‐state	  inconsistency	  in	  comprehensive	  planning	  regulation	  
makes	  it	  even	  more	  important	  for	  planners	  to	  evaluate	  past	  planning	  practices.	  A	  successful	  
plan	  is	  one	  that	  learns	  from	  the	  successes	  and	  failures	  of	  previous	  plans	  and	  builds	  on	  this	  
new	  knowledge.	  However,	  because	  many	  states	  do	  not	  require	  specific	  plan	  chapters	  nor	  
do	  they	  require	  systematic	  evaluation,	  there	  is	  no	  opportunity	  to	  reflect	  on	  the	  
development	  occurring	  in	  relation	  to	  the	  already-­‐established	  (and	  possibly	  out-­‐of-­‐date)	  
comprehensive	  plan.	  Systematic	  evolution	  of	  comprehensive	  plan	  structure,	  development,	  
and	  implementation	  is	  important	  in	  today’s	  culture	  where	  terms	  like	  “sustainability,”	  
“resiliency,”	  and	  “new	  urbanism”	  are	  now	  often	  used	  without	  much	  thought	  and	  more	  often	  
for	  vanity.	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These	  types	  of	  terms	  reflect	  how	  planning	  can	  be	  more	  short-­‐term	  than	  long-­‐term,	  
even	  though	  comprehensive	  plans	  are	  often	  designed	  to	  reflect	  the	  needs	  and	  goals	  of	  a	  
community	  over	  a	  long	  period	  of	  time.	  Some	  planners,	  including	  Mitchell	  Sipus,	  believe	  that	  
trends	  that	  shift	  every	  few	  years	  are	  destroying	  communities,	  as	  Sipus	  wrote,	  “Good	  urban	  
planners	  will	  not	  invent	  the	  wheel	  every	  time	  they	  approach	  a	  settlement.	  	  They	  will	  also	  
not	  limit	  themselves	  to	  particular	  methods	  or	  ideology”	  (Sipus,	  2012).	  Comprehensive	  
plans	  are	  not	  the	  only	  planning	  tool	  available	  to	  communities,	  however,	  because	  of	  their	  
wide	  use	  (and	  sometimes	  being	  required),	  it	  is	  necessary	  to	  review	  what	  values	  are	  infused	  
into	  the	  planning	  process	  to	  establish	  long-­‐term	  trends,	  rather	  than	  haphazardly	  assigning	  
short-­‐term	  trends	  that	  do	  not	  adequately	  fit	  in	  a	  particular	  community.	  	  
White	  Plains,	  New	  York,	  in	  Westchester	  County	  is	  a	  small	  suburban	  city	  with	  a	  
population	  of	  57,403,	  approximately	  30	  minutes	  north	  of	  New	  York	  City,	  and	  is	  an	  example	  
of	  community	  development	  through	  comprehensive	  planning,	  as	  well	  as	  through	  various	  
planning	  trends	  (U.S.	  Census	  Bureau,	  2010).	  Comprehensive	  planning	  has	  been	  used	  in	  this	  
city,	  the	  county	  seat	  of	  government,	  retail,	  and	  commercial	  activities,	  not	  only	  for	  
improving	  the	  tax	  base,	  but	  also	  to	  ensure	  the	  health	  and	  safety	  of	  citizens.	  White	  Plains	  is	  
unique	  in	  that	  it	  has	  dense	  commercial,	  retail,	  and	  residential	  development	  in	  its	  downtown	  
as	  well	  as	  development	  typical	  of	  suburban	  communities:	  low-­‐density	  residential	  and	  
commercial	  strip	  mall	  development.	  The	  conflict	  that	  is	  created	  between	  the	  different	  types	  
of	  neighborhoods	  in	  White	  Plains	  raises	  questions	  about	  the	  comprehensive	  planning	  
process	  in	  this	  city	  and	  whether	  or	  not	  this	  process	  has	  historically	  focused	  on	  the	  values	  of	  
the	  entire	  city.	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Westchester	  County	  attempts	  to	  guide	  planning	  at	  the	  municipal	  level	  through	  its	  
County	  Planning	  Board.	  This	  appointed	  body	  is	  empowered	  to	  recommend	  “major	  physical	  
planning	  and	  development	  policies,”	  “undertake	  capital	  program	  planning,”	  “make	  
recommendations	  on	  the	  capital	  budget,”	  and	  “review	  and	  comment	  on	  municipal	  planning	  
and	  zoning	  actions”	  (Westchester	  County	  Department	  of	  Planning,	  2013b).	  While	  the	  
County	  Planning	  Board	  has	  the	  power	  to	  undertake	  these	  actions,	  it	  cannot	  directly	  
implement	  zoning	  ordinances	  at	  the	  municipal	  level.	  Rather,	  the	  County	  can	  direct	  planning	  
decisions	  through	  capital	  projects	  for	  community	  facilities	  and	  parkland	  acquisition.	  The	  
County	  can	  provide	  limited	  regional	  planning	  within	  its	  borders,	  though	  it	  has	  no	  
jurisdiction	  in	  neighboring	  counties	  or	  states.	  While	  the	  New	  York	  Metropolitan	  
Transportation	  Council	  (NYMTC)	  is	  the	  region’s	  Metropolitan	  Planning	  Organization	  
(MPO),	  it	  describes	  itself	  as	  a	  forum	  to	  address	  transportation-­‐related	  issues	  and	  to	  make	  
decisions	  on	  the	  use	  of	  Federal	  transportation	  funds,	  there	  is	  no	  governmental	  organization	  
in	  the	  New	  York	  Metropolitan	  region	  that	  focuses	  on	  comprehensive	  multi-­‐county	  regional	  
planning,	  such	  as	  the	  Tri-­‐State	  Regional	  Planning	  Commission	  that	  was	  disbanded	  in	  1982	  
(NYMTC,	  2014).	  It	  is	  the	  responsibility	  of	  local	  municipalities,	  such	  as	  White	  Plains	  and	  
Westchester	  County,	  to	  plan	  at	  the	  local	  level	  while	  understanding	  that	  local	  land	  use	  and	  
policy	  decisions	  have	  an	  impact	  at	  the	  regional	  level.	  
This	  thesis	  focuses	  on	  White	  Plains’	  last	  three	  comprehensive	  plans,	  spanning	  an	  
almost	  45-­‐year	  period	  between	  1963	  and	  2006,	  to	  evaluate	  how	  comprehensive	  planning	  
in	  a	  small	  suburban	  city	  reflected	  the	  City’s	  evolving	  planning	  values,	  as	  well	  as	  how	  the	  
City’s	  values	  reflected	  those	  of	  Westchester	  County.	  This	  thesis	  studies	  how	  comprehensive	  
planning	  has	  evolved	  in	  a	  suburban	  city	  in	  relation	  to	  the	  county	  it	  is	  a	  member	  of	  and	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seeks	  to	  determine	  if	  this	  type	  of	  planning	  practice	  has	  had	  effective	  goals	  and	  
implementation	  over	  the	  past	  40	  years.	  This	  question	  will	  be	  explored	  through	  
methodology	  that	  relies	  on	  a	  methodical	  assessment	  and	  comparison	  of	  the	  past	  
comprehensive	  plans	  as	  well	  as	  discussions	  with	  planning	  stakeholders.	  Through	  an	  
investigation	  of	  the	  City	  of	  White	  Plains’	  past	  three	  comprehensive	  plans,	  as	  well	  as	  of	  
Westchester	  County,	  this	  thesis	  will	  determine	  a	  linkage	  between	  plans,	  implementation,	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Background	  
	  
Westchester’s	  Development	  as	  the	  Northern	  Suburb	  
	  
In	  order	  to	  understand	  why	  Westchester	  County	  and	  the	  City	  of	  White	  Plains	  were	  
utilized	  as	  laboratories	  for	  analyzing	  comprehensive	  planning	  efforts,	  it	  is	  important	  to	  
explore	  their	  histories	  and	  
development.	  
Westchester	  County	  
was	  established	  in	  1683	  by	  the	  
New	  York	  General	  Assembly,	  
making	  it	  one	  of	  New	  York	  
State’s	  original	  twelve	  counties	  
(Panetta,	  2006).	  Westchester’s	  
geography	  has	  shaped	  the	  
development	  of	  its	  cities,	  
towns,	  and	  villages,	  including	  
White	  Plains.	  A	  series	  of	  north-­‐
south	  river	  valleys	  formed	  by	  
the	  Hudson,	  Saw	  Mill,	  Bronx,	  
Bronx,	  and	  Hutchinson	  Rivers,	  
as	  well	  as	  the	  Long	  Island	  Sound,	  have	  provided	  opportunities	  for	  efficient	  development	  
throughout	  the	  County’s	  history	  due	  to	  their	  accessibility	  by	  water	  and	  relatively	  flat	  land	  
for	  development.	  Most	  importantly,	  the	  rivers	  were	  initially	  a	  direct	  link	  from	  New	  York	  
Figure	  1:	  River	  Valleys	  of	  Westchester	  County	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City	  to	  Westchester	  County,	  enabling	  farmers	  to	  ship	  their	  goods	  south,	  via	  water	  routes,	  
trails,	  and	  dirt	  roads.	  According	  to	  Roger	  Panetta’s	  Westchester:	  The	  American	  Suburb,	  
Westchester	  farms	  throughout	  the	  mid-­‐1800s	  produced	  everything	  from	  wheat	  to	  wool	  to	  
fruits,	  “Produce	  was	  shipped	  to	  New	  York	  City	  from	  Hudson	  River	  market	  towns	  like	  
Tarrytown	  and	  Ossining	  and	  
from	  Port	  Chester	  on	  Long	  
Island	  Sound”	  (Panetta,	  2006).	  
	   By	  the	  late	  nineteenth	  
and	  early	  twentieth	  century,	  
Westchester’s	  river	  valleys	  
once	  again	  encouraged	  a	  
change	  in	  the	  County’s	  
landscape.	  Described	  as	  the	  
“transportation	  revolution,”	  
railroads	  were	  constructed	  
along	  the	  Hudson	  and	  Bronx	  
Rivers,	  as	  well	  as	  the	  Long	  
Island	  Sound,	  thus	  providing,	  
for	  the	  first	  time,	  a	  quick	  and	  efficient	  mode	  of	  transportation	  for	  people	  employed	  in	  New	  
York	  City,	  but	  who	  desired	  to	  live	  in,	  at	  the	  time,	  a	  more	  country-­‐like	  environment.	  In	  
Access	  for	  All,	  Schaeffer	  and	  
Sclar	  describe	  this	  transition	  as	  
one	  from	  the	  “Walking	  City”	  to	  the	  “Tracked	  City”	  in	  which	  place	  of	  residence	  was	  becoming	  
Figure	  2:	  Westchester	  Railroads	  (existing)	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more	  of	  an	  option,	  “In	  the	  tracked	  city	  people	  could	  move	  faster	  and	  with	  greater	  ease,	  but	  
goods	  could	  not.	  Thus	  the	  tracked	  city	  had	  to	  concentrate	  all	  activities	  that	  involved	  only	  
the	  movement	  of	  goods,	  but	  could	  fan	  out	  the	  activities	  that	  involved	  only	  the	  movement	  of	  
people.	  People	  no	  longer	  had	  to	  live	  near	  their	  workplaces,	  but	  could	  find	  congenial	  
locations	  for	  their	  residences”	  (Schaeffer	  and	  Sclar,	  1975).	  In	  his	  description	  of	  the	  early	  
suburbs	  in	  The	  Suburbs,	  John	  Palen	  wrote	  that	  the	  introduction	  of	  railroad	  technology	  was	  
a	  turning	  point	  in	  the	  development	  of	  suburbia,	  despite	  the	  fact	  that	  railroad	  companies	  
“tended	  to	  view	  commuters	  more	  as	  a	  nuisance	  than	  as	  a	  source	  of	  revenue”	  and	  were	  most	  
interested	  in	  moving	  goods	  over	  long	  distances	  (Palen,	  1995).	  	  
However,	  demand	  for	  local	  service	  to	  and	  from	  New	  York	  City	  continued	  to	  increase,	  
“The	  result	  was	  a	  selective	  migration	  of	  bankers,	  businessmen,	  and	  other	  affluent	  
professionals	  who	  could	  afford	  the	  time	  and	  costs	  of	  commuting	  by	  rail”	  (Palen,	  1995).	  
During	  this	  time,	  Westchester	  went	  from	  being	  dominated	  by	  farms,	  large	  estates,	  and	  
country	  homes	  to	  the	  clearing	  of	  farmland,	  subdivisions,	  and	  ultimately	  suburbanization.	  
Alvin	  Harlow,	  a	  New	  York	  Central	  historian,	  stated	  that	  the	  railroad	  spurred	  rapid	  
development	  of	  Westchester	  County	  as	  well	  as	  “a	  new	  type	  of	  man,	  the	  commuter	  was	  
born”	  (Panetta,	  2006).	  These	  communities	  grew	  so	  quickly	  that	  their	  development	  could	  no	  
longer	  be	  contained	  within	  walking	  distance	  of	  the	  railroad	  stations,	  thus	  prompting	  a	  new	  
phase	  of	  growth	  throughout	  the	  County.	  
	   Soon	  after	  the	  construction	  of	  the	  railroads,	  the	  “automobile	  revolution”	  accelerated	  
the	  suburbanization	  of	  Westchester	  County.	  Located	  in	  the	  County’s	  Bronx	  River	  Valley,	  the	  
world’s	  first	  controlled-­‐access	  roadway,	  the	  Bronx	  River	  Parkway,	  was	  the	  first	  public	  
parkway	  designed	  “explicitly	  for	  automobile	  use”	  (Westchester	  County	  Archives,	  2001).	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The	  25-­‐mile	  Parkway,	  extending	  from	  Kensico	  Dam	  Plaza	  in	  Valhalla	  south	  to	  New	  York	  
Botanical	  Gardens	  in	  New	  York	  City,	  parallels	  the	  Bronx	  River	  and	  the	  Harlem	  Division	  of	  
MTA	  Metro-­‐North	  Railroad,	  and	  was	  completed	  in	  1925	  (Westchester	  County	  Archives,	  
2001).	  	  
The	  parkway’s	  origins	  extend	  back	  to	  the	  creation	  of	  the	  Bronx	  Parkway	  
Commission	  in	  1906,	  appointed	  to	  restore	  and	  improve	  the	  Bronx	  River	  and	  “incidentally	  
create	  a	  parkway.”	  The	  River	  
suffered	  from	  “unregulated	  
industrial,	  residential,	  and	  
agricultural	  development”	  that	  
essentially	  transformed	  the	  
waterway	  into	  an	  open	  sewer.	  
The	  Bronx	  River	  Parkway	  
made	  north-­‐south	  
transportation	  faster	  for	  
automobiles,	  helping	  spur	  
development	  and	  an	  increase	  
in	  population	  in	  Westchester	  
County.	  The	  growth	  in	  
popularity	  of	  the	  automobile	  
created	  a	  demand	  for	  exclusive	  
automobile	  thoroughfares	  throughout	  Westchester	  and	  the	  Tri-­‐State	  area	  and,	  as	  a	  result,	  
the	  Westchester	  County	  Park	  Commission	  constructed	  other	  north-­‐south	  parkways	  in	  the	  
Figure	  3:	  Interstate	  Highways	  and	  Parkways	  in	  Westchester	  County	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County’s	  river	  valleys,	  including	  the	  Saw	  Mill	  River,	  Sprain	  Brook,	  Taconic,	  and	  Hutchinson	  
River	  Parkways.	  
The	  construction	  of	  parkways	  and	  automobile	  infrastructure	  in	  Westchester	  during	  
the	  first	  half	  of	  the	  twentieth	  century	  opened	  up	  the	  County	  to	  new	  residential	  and	  
commercial	  development	  through	  the	  
subdivision	  of	  former	  farms	  and	  
country	  estates.	  According	  to	  Schaeffer	  
and	  Sclar,	  commuter	  roads	  were	  
influential	  in	  creating	  the	  “sprawling	  
rubber	  city,”	  “With	  the	  car,	  where	  
every	  place	  is	  accessible	  as	  long	  as	  it	  is	  
served	  by	  a	  road,	  the	  layout	  of	  
highways	  and	  other	  transportation	  
facilities	  becomes	  far	  less	  a	  determiner	  
of	  land	  use	  than	  other	  factors”	  
(Schaeffer	  and	  Sclar,	  1975).	  	  
In	  an	  attempt	  to	  focus	  this	  
sprawling	  growth,	  Westchester	  
municipalities	  followed	  New	  York	  City’s	  introduction	  of	  the	  country’s	  first	  comprehensive	  
zoning	  ordinance	  in	  1916	  by	  passing	  their	  own	  zoning	  codes,	  starting	  with	  Scarsdale	  in	  
1922	  (Panetta,	  2006).	  Panetta	  states	  that	  Scarsdale	  passed	  a	  zoning	  code	  to	  create	  a	  
permitting	  process,	  restrictive	  deeds,	  and	  an	  informal	  architectural	  review	  process,	  which	  
Figure	  4	  (Final	  Report	  of	  Bronx	  Parkway	  Commission	  1925)	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led	  to	  other	  municipalities	  in	  the	  County	  to	  follow	  suit,	  “Similar	  strategies	  were	  adopted	  in	  
many	  other	  parts	  of	  Westchester,	  as	  communities	  attempted	  to	  secure	  homogeneity	  by	  
screening	  out	  city	  migrants	  whose	  class	  and	  ethnic	  profiles	  were	  not	  ‘right.’	  The	  
centerpiece	  of	  this	  approach	  was	  the	  zoning	  ordinance,	  which	  became	  the	  hallmark	  of	  
village,	  town,	  and	  city	  planning	  in	  the	  1920s”	  (Panetta,	  2006).	  According	  to	  Panetta,	  every	  
incorporated	  municipality	  in	  Westchester	  had	  zoning	  ordinances	  and	  boards	  of	  appeals	  
(and	  most	  had	  planning	  boards)	  by	  1930.	  The	  Westchester	  County	  Planning	  Department	  
was	  also	  established	  in	  the	  1930s	  to	  support	  development	  initiatives	  (Archives,	  2014).	  
The	  zoning	  codes	  may	  have	  limited	  certain	  types	  of	  construction,	  however,	  post-­‐war	  
development	  in	  the	  1940s	  and	  1950s	  of	  mass-­‐produced,	  single-­‐family	  homes	  dominated	  
the	  landscape	  of	  Westchester	  County.	  Panetta,	  in	  his	  description	  of	  the	  dramatic	  change,	  
quotes	  Harper’s	  Magazine	  editor,	  Frederick	  Lewis	  Allen,	  who	  wrote,	  “For	  here	  as	  elsewhere	  
the	  transformation	  of	  the	  suburb	  has	  been	  unrelenting”	  (Panetta,	  2006).	  Westchester’s	  
river	  valleys	  were	  once	  again	  
utilized	  during	  the	  era	  of	  
Interstate	  Highway	  
construction;	  the	  County’s	  
highways,	  including	  the	  New	  
England	  Thruway/I-­‐95,	  the	  
New	  York	  State	  Thruway/I-­‐
87,	  and	  the	  Cross-­‐Westchester	  
Expressway/I-­‐287,	  were	  built	  
parallel	  to	  existing	  
Figure	  5:	  Construction	  of	  I-­‐287	  in	  White	  Plains	  (Hoffman	  1994)	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infrastructure	  within	  the	  river	  valleys.	  	  
Demand	  for	  automobile	  access	  to	  single-­‐family	  homes	  throughout	  the	  County	  often	  
trumped	  the	  protection	  of	  farms	  and	  large	  country	  estates	  during	  the	  twentieth	  century.	  
“Developers	  were	  aided	  in	  the	  transformation	  of	  the	  Westchester	  suburban	  landscape	  by	  
county	  and	  state	  planners,	  who	  extended	  the	  prewar	  parkway	  system,”	  Panetta	  wrote.	  
“Pressure	  from	  the	  highway	  and	  automobile	  lobby,	  national	  defense	  concerns,	  and	  the	  
increase	  in	  the	  number	  of	  households	  with	  automobiles	  in	  the	  United	  States,	  which	  rose	  
from	  59	  percent	  in	  1950	  to	  82	  percent	  in	  1970,	  won	  federal	  and	  state	  subsidies	  [for	  the	  
Interstate	  Highways]”	  (Panetta,	  2006).	  	  
The	  opening	  of	  the	  Cross-­‐Westchester	  Expressway/I-­‐287	  was	  a	  significant	  turning	  
point	  in	  the	  development	  of	  the	  County	  since	  it	  provided	  a	  fast	  connection	  not	  only	  
between	  Westchester’s	  river	  valleys,	  but	  to	  Rockland	  and	  points	  North	  and	  West	  via	  the	  
Tappan	  Zee	  Bridge	  and	  the	  New	  York	  State	  Thruway	  system.	  This	  seemingly	  faster	  and	  
more	  flexible	  mode	  of	  transportation	  of	  the	  personal	  automobile	  further	  promoted	  the	  
relocation	  and	  decentralization	  of	  corporate	  headquarters	  from	  New	  York	  City	  office	  
buildings	  to	  Westchester	  campuses	  as	  well	  as	  the	  establishment	  of	  suburban	  branch	  
department	  stores.	  
The	  investment	  in	  infrastructure	  was	  influential	  in	  supporting	  the	  demand	  for	  
residential,	  retail,	  and	  office	  growth	  throughout	  the	  County,	  though	  these	  demands	  were	  
also	  brought	  on	  by	  the	  postwar	  suburbanization	  of	  Westchester	  due	  to	  the	  “liberalization	  of	  
loan-­‐lending	  policies	  by	  federal	  government	  agencies”	  (Palen,	  1995).	  Palen	  states	  that	  
changes	  to	  home	  mortgage	  policies	  by	  the	  Veteran	  Administration	  and	  Federal	  Housing	  
Authority	  ensured	  that	  if	  a	  borrower	  defaulted	  on	  a	  loan,	  those	  government	  agencies	  would	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“make	  good”	  on	  those	  loans,	  ensuring	  a	  profit	  for	  private	  banks,	  “Government	  lending	  
policies—whether	  by	  design	  or	  accident	  actively	  fostered	  purchasing	  suburban	  over	  city	  
homes…To	  purchase	  existing	  city	  homes	  required	  far	  larger	  down	  payment.	  The	  low-­‐
housing	  prices,	  and	  particularly	  the	  availability	  of	  a	  long-­‐term,	  no-­‐money-­‐down	  mortgage,	  
was	  a	  crucial	  factor	  for	  new	  families	  just	  becoming	  economically	  established”	  (Palen,	  
1995).	  	  It	  became	  less	  expensive	  to	  buy	  in	  the	  suburbs	  in	  comparison	  to	  renting	  in	  the	  city,	  
prompting	  many	  young	  families	  and	  veterans	  to	  move	  outside	  the	  city	  limits.	  
Westchester	  County,	  over	  the	  past	  150	  years,	  has	  experienced	  enormous	  growth,	  
changing	  its	  farming	  towns	  and	  villages	  into	  cities,	  towns,	  and	  villages	  dominated	  heavily	  
by	  residential,	  office,	  and	  retail	  uses	  that	  are	  supported,	  for	  the	  most	  part,	  by	  the	  
automobile.	  
	  
White	  Plains	  Emerges	  as	  the	  County	  Government	  &	  Commercial	  Seat	  
	  
The	  development	  of	  White	  Plains	  from	  settlement	  to	  colonial	  village	  to	  town	  to	  
ultimately	  a	  city	  similarly	  follows	  the	  path	  of	  Westchester	  changing	  from	  being	  rural	  to	  
suburban.	  Like	  the	  County,	  White	  Plains	  has	  benefited	  from	  its	  geography	  and	  central	  
location	  between	  the	  Hudson	  River	  and	  the	  Long	  Island	  Sound.	  Originally	  known	  as	  “Qua-­‐
Rop-­‐pas”	  meaning	  “White	  Marshes”	  by	  the	  Weekquaskech	  Tribe	  of	  the	  Mohican	  nation,	  
White	  Plains	  was	  purchased	  by	  Rye	  colonists	  in	  1683	  (Odom,	  2004).	  	  
Rye	  colonists	  were	  located	  along	  the	  Long	  Island	  Sound	  Shore,	  whose	  marshy	  and	  
rocky	  soil	  did	  not	  provide	  for	  agricultural	  success	  (Rosch,	  1976).	  Colonists	  instead	  looked	  
towards	  the	  white	  marshes	  of	  Qua-­‐Rop-­‐pas,	  as	  stated	  by	  William	  Woodworth,	  “A	  trail	  over	  
the	  hills	  and	  through	  the	  woods	  led	  to	  the	  rolling,	  fertile	  plains	  of	  Quarroppas,	  which	  a	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peaceful	  Indian	  tribe	  had	  tilled	  and	  cultivated	  with	  their	  native	  maize”	  (Rosch,	  1976).	  This	  
trail	  between	  Rye	  and	  White	  Plains	  evolved	  into	  the	  “Queens	  Highway,”	  established	  in	  
1708,	  and	  was	  influential	  in	  introducing	  White	  Plains	  to	  new	  residents	  and	  businesses,	  as	  
described	  by	  White	  Plains	  Historian	  John	  Rosch,	  “The	  mere	  cow-­‐path	  of	  the	  past	  blossoms	  
into	  a	  beautiful	  boulevard	  of	  homes	  and	  the	  muddy	  little	  “Main	  Street”	  is	  transformed	  into	  
an	  imposing	  business	  highway	  “(Rosch,	  1976).	  
Throughout	  the	  mid-­‐1700s,	  White	  Plains	  became	  a	  social,	  political,	  and	  economic	  
hub	  of	  activity	  due	  to	  its	  central	  location	  and	  proximity	  to	  Manhattan.	  In	  1758,	  the	  Colonial	  
Legislature	  increased	  the	  visibility	  of	  White	  Plains	  by	  moving	  the	  court	  house	  from	  the	  
Bronx	  to	  White	  Plains	  and	  establishing	  it	  as	  the	  “capital	  of	  the	  County”	  (Rosch,	  1976).	  
However,	  the	  small	  colonial	  town	  experienced	  rapid	  change	  during	  the	  Revolutionary	  War	  
period.	  Not	  only	  did	  the	  Provincial	  
Congress	  of	  the	  Colony	  of	  New	  York	  
meet	  to	  adopt	  the	  Declaration	  of	  
Independence	  in	  White	  Plains,	  the	  State	  
of	  New	  York	  was	  formed	  days	  later	  in	  
1776	  (Rosch,	  1976).	  White	  Plains	  
cemented	  its	  place	  in	  United	  States	  
history	  on	  October	  28,	  1776	  during	  the	  Battle	  of	  White	  Plains	  in	  the	  American	  
Revolutionary	  War.	  George	  Washington	  believed	  White	  Plains	  was	  a	  strategic	  location	  
because	  of	  its	  proximity	  to	  Manhattan,	  the	  Bronx	  and	  Hudson	  Rivers,	  and	  terrain	  of	  the	  
Bronx	  River	  valley.	  While	  Washington’s	  army	  was	  forced	  to	  retreat,	  White	  Plains	  continued	  
to	  develop	  as	  the	  center	  of	  County	  affairs	  into	  the	  nineteenth	  century.	  	  
Figure	  6:	  White	  Plains,	  1910	  (Hoffman	  1981)	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White	  Plains’	  central	  location	  in	  the	  Bronx	  River	  Valley	  was	  important	  because	  it	  
became	  the	  intersection	  of	  transportation	  infrastructure.	  It	  incorporated	  as	  a	  village	  in	  
1866	  and	  as	  a	  city	  in	  1916	  (Rosch,	  1976).	  During	  this	  time,	  the	  “Tracked	  City,”	  as	  defined	  by	  
Schaeffer	  and	  Sclar,	  emerged,	  “At	  the	  time	  
of	  the	  tracked	  city	  the	  suburbs	  were	  
solidly	  anchored	  to	  the	  rails.	  If	  there	  was	  
no	  track	  to	  the	  city,	  a	  suburb	  could	  not	  
rise”	  (Schaeffer	  and	  Sclar,	  1975).	  As	  the	  
railroads	  followed	  the	  County’s	  river	  
valleys,	  the	  Harlem	  Railroad	  reached	  the	  
City	  in	  1846	  and	  a	  train	  station	  was	  established	  in	  White	  Plains,	  providing	  efficient	  and	  
reliable	  access	  to	  Manhattan.	  	  
The	  City	  continued	  to	  grow	  during	  the	  age	  of	  the	  “Rubber	  City”	  with	  the	  opening	  of	  
the	  Bronx	  River	  Parkway	  in	  the	  1920s.	  Between	  1920	  and	  1960,	  the	  City’s	  population	  
increased	  by	  140%	  and	  became	  known	  as	  a	  “suburban	  center	  within	  the	  New	  York	  
Metropolitan	  Region”	  (Raymond	  &	  May	  Associates,	  1962).	  Throughout	  this	  period,	  White	  
Plains	  established	  itself	  as	  a	  commercial	  retail	  center	  by	  building	  off	  regional	  decisions	  to	  
build	  infrastructure,	  attracting	  branch	  department	  stores,	  such	  as	  B.	  Altman,	  Macy’s,	  
Bonwit	  Teller,	  Alexander’s,	  Lord	  &	  Taylor,	  and	  Saks	  Fifth	  Avenue.	  The	  New	  York	  Times,	  in	  
1954,	  wrote	  that	  the	  City	  sought	  to	  make	  it	  attractive	  to	  shoppers	  and	  to	  retailers,	  “For	  
example,	  after	  the	  opening	  of	  the	  Altman	  Branch,	  Bonwit	  Teller	  showed	  interest	  in	  
establishing	  a	  unit	  in	  White	  Plains.	  Anxious	  to	  preserve	  the	  quality	  personality	  of	  the	  store,	  
it	  sought	  assurances	  that	  a	  ‘Fifth	  Avenue’	  atmosphere	  would	  be	  created	  and	  maintained.	  
Figure	  7:	  White	  Plains	  Train	  Station,	  1900	  (Hoffman	  1981)	  
	   16	  
The	  city	  responded	  by	  creating	  a	  restricted	  business	  zone	  along	  East	  Post	  Road.	  This	  
shopping	  section…has	  since	  become	  
known	  as	  ‘Little	  Fifth	  Avenue’”	  (Boyo,	  
1954).Panetta	  writes	  that	  these	  types	  of	  
establishments	  changed	  patterns	  of	  
consumption	  in	  the	  suburbs,	  “Raymond	  
Loewy,	  a	  key	  designer	  of	  these	  stores,	  
described	  them	  as	  ‘selling	  machines,”	  
soon	  to	  become	  ‘America’s	  favorite	  
village	  green’”	  (Panetta,	  2006).	  Not	  only	  
did	  they	  provide	  residents	  with	  automobiles	  direct	  access,	  the	  department	  stores	  bolstered	  
the	  City’s	  commercial	  tax	  base.	  	  
White	  Plains,	  like	  the	  rest	  of	  the	  United	  States,	  was	  experiencing	  two	  major	  trends	  
impacting	  city	  development:	  urban	  renewal	  and	  the	  construction	  of	  the	  Interstate	  Highway	  
System.	  Urban	  renewal	  in	  White	  Plains,	  which	  will	  be	  discussed	  in	  further	  detail	  later,	  
changed	  the	  physical	  landscape	  of	  the	  Downtown	  area,	  resulting	  in	  large-­‐scale	  
development	  by	  government	  agencies	  and	  private	  groups	  as	  well	  as	  the	  removal	  of	  what	  
the	  City	  considered	  to	  be	  “substandard	  housing.”	  The	  construction	  of	  the	  Cross-­‐
Westchester	  Expressway/I-­‐287,	  linking	  the	  New	  England	  Thruway	  to	  the	  New	  York	  State	  
Thruway	  and	  the	  Tappan	  Zee	  Bridge	  was	  constructed	  through	  the	  northern	  section	  of	  
White	  Plains	  not	  only	  provided	  faster	  and	  more	  direct	  access	  to	  the	  City’s	  retail	  district,	  but	  
also	  provided	  access	  to	  previously	  undeveloped	  areas.	  	  
Figure	  8:	  White	  Plains	  Macy's,	  1960s	  (flickr/nynyguy44)	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The	  construction	  of	  this	  new	  interstate	  highway	  was	  highly	  controversial;	  residents	  
feared	  that	  their	  homes	  would	  be	  overrun	  with	  vehicular	  traffic	  and,	  therefore,	  lower	  
existing	  property	  values.	  In	  1954,	  the	  New	  York	  Times	  reported	  on	  the	  construction	  plans,	  
“Opponents	  of	  the	  highway	  saw	  White	  Plains	  being	  converted	  from	  the	  ‘Beverly	  Hills	  of	  the	  
East’	  into	  ‘a	  hub	  for	  interstate	  traffic’	  with	  a	  ‘ghastly	  flood	  of	  trucks	  and	  cars’	  and	  ‘clouds	  of	  
Diesel	  smoke’	  making	  commuters’	  homes	  unpleasant”	  (Folsom,	  1954).	  In	  a	  form	  of	  NIMBY-­‐
ism,	  residents	  wanted	  automobile	  access	  throughout	  the	  County,	  but	  did	  not	  want	  the	  
County	  Seat	  to	  be	  the	  hub	  of	  “unwanted”	  activities,	  as	  the	  Times	  reported,	  “However,	  the	  
old	  cry	  has	  been	  raised	  by	  property	  owners	  that	  some	  way	  must	  be	  devised	  to	  construct	  
the	  highway	  without	  disturbing	  their	  particular	  land”	  (Folsom,	  1954).	  
Once	  the	  highway	  was	  constructed,	  corporations	  no	  longer	  saw	  a	  need	  to	  have	  their	  
headquarters	  in	  downtown	  Manhattan	  or	  even	  downtown	  White	  Plains;	  instead,	  they	  
sought	  to	  build	  new	  campus	  headquarters	  on	  undeveloped	  land	  just	  outside	  of	  the	  White	  
Plains	  Central	  Business	  District	  along	  the	  newly	  constructed	  Cross-­‐Westchester	  
Expressway/I-­‐287.	  Companies	  such	  as	  General	  Foods,	  American	  Machine	  and	  Foundry,	  
Texaco,	  IBM,	  and	  PepsiCo	  moved	  in	  and	  around	  the	  I-­‐287	  corridor,	  often	  known	  as	  the	  
“Platinum	  Mile.”	  	  Schaeffer	  and	  Sclar	  write	  that	  highways	  provided	  these	  types	  of	  
corporations	  less	  reasons	  to	  locate	  in	  downtown	  settings,	  “The	  flight	  of	  corporate	  
headquarters	  from	  Manhattan	  to	  suburbia	  would	  never	  have	  occurred	  if	  there	  were	  not	  
easier	  access	  through	  the	  Interstate	  Highway	  system	  to	  Manhattan	  during	  the	  day	  than	  
during	  rush-­‐hours”	  (Schaeffer	  and	  Sclar,	  1975).	  They	  add	  that	  the	  automobile	  allowed	  the	  
majority	  of	  previously	  Manhattan-­‐based	  companies	  to	  stay	  within	  the	  New	  York	  
Metropolitan	  region,	  “With	  motor	  vehicles	  and	  freeways,	  transportation	  has	  become	  so	  
	   18	  
plentiful	  and	  so	  universal	  that	  the	  transportation	  arteries	  no	  longer	  give	  a	  structuring	  to	  
the	  urban	  environment”	  (Schaeffer	  and	  Sclar,	  1975).	  
	   While	  the	  model	  of	  corporate	  office	  parks	  created	  a	  sprawling	  development	  pattern	  
within	  White	  Plains	  and	  greater	  Westchester	  County	  and	  the	  “Platinum	  Mile”	  has	  been	  
struggling	  with	  high	  vacancy	  rates	  for	  decades,	  the	  image	  of	  the	  City	  as	  a	  retail	  hub	  has	  
grown	  since	  the	  establishment	  of	  “Little	  Fifth	  Avenue.”	  Starting	  in	  the	  1970s,	  White	  Plains	  
has	  been	  home	  to	  large-­‐scale,	  enclosed	  shopping	  malls,	  including	  the	  900,000	  square	  foot	  
“Galleria”	  (1980),	  the	  890,000	  square	  foot	  “The	  Westchester”	  (1995),	  the	  185,000	  square	  
foot	  “Westchester	  Pavilion	  Mall,”	  and	  the	  250,000	  square	  foot	  “The	  Source	  at	  White	  Plains”	  
(2004).	  
	   The	  study	  of	  the	  comprehensive	  planning	  efforts	  of	  Westchester	  County	  and	  the	  City	  
of	  White	  Plains	  provide	  an	  opportunity	  to	  understand	  how	  their	  planning	  values	  have	  
evolved	  in	  relation	  to	  their	  historical	  development	  as	  well	  as	  to	  each	  other.	  White	  Plains’	  
growth	  from	  a	  farming	  village	  to	  an	  important	  hub	  for	  social,	  cultural,	  economic,	  political,	  
and	  legislative	  aspects	  of	  Westchester	  County	  shows	  the	  importance	  of	  comprehensive	  
planning	  and	  planning	  values.	  
Overview	  of	  Comprehensive	  Planning	  Activities	  in	  Westchester	  
	  
	   New	  York	  State	  is	  known	  as	  a	  “Home	  Rule”	  state,	  meaning	  that	  the	  State	  
Constitution	  provides	  local	  municipalities	  the	  power	  to	  enact	  local	  laws.	  The	  New	  York	  
State	  Constitution	  As	  part	  of	  home	  rule,	  local	  governments	  are	  given	  police	  powers,	  defined	  
as	  “the	  power	  to	  regulate	  persons	  and	  property	  for	  the	  purpose	  of	  securing	  the	  public	  
health,	  safety,	  welfare,	  comfort,	  peace	  and	  prosperity	  of	  the	  municipality	  and	  its	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inhabitants”	  (New	  York	  State	  DOS,	  2012).	  Through	  their	  power	  to	  secure	  the	  public	  health,	  
local	  governments	  can	  ensure	  “proper	  growth	  of	  the	  municipality	  through	  zoning.”	  While	  
the	  cities,	  towns,	  and	  villages	  within	  Westchester	  County	  have	  local	  control	  over	  their	  
comprehensive	  planning	  and	  zoning	  activities,	  the	  County	  implements	  comprehensive	  
planning	  documents	  to	  assist	  both	  the	  County	  planning	  board	  as	  well	  as	  local	  governments	  
plan	  in	  a	  manner	  that	  is	  consistent	  with	  their	  neighbors	  and	  is	  coordinated	  regionally.	  
	   	  The	  Westchester	  County	  Charter	  provides	  the	  County	  planning	  board	  with	  the	  
obligation	  (§	  191.51)	  to	  prepare	  comprehensive	  planning	  reports	  for	  the	  purpose	  of	  
formulating	  and	  recommending	  “major	  development	  policies	  in	  the	  form	  of	  statements,	  
plans,	  maps	  and	  other	  appropriate	  material,	  to	  serve	  as	  reference	  guides	  with	  the	  object	  of	  
achieving	  a	  physical	  development	  of	  the	  county	  that	  will	  be	  orderly,	  harmonious,	  
economically	  sounds	  and	  of	  attractive	  appearance”	  (Westchester	  County	  Legislature).	  In	  
fulfillment	  of	  their	  mission	  as	  stated	  in	  the	  county	  charter,	  three	  major	  comprehensive	  
plans	  have	  been	  produced	  by	  the	  Westchester	  County	  Planning	  Department	  for	  the	  County	  
Planning	  Board,	  “Assumptions,	  Goals,	  &	  Urban	  Form”	  (1975	  and	  updated	  in	  1985),	  
“Patterns	  for	  Westchester”	  (1996),	  and	  “Westchester	  2025”	  (2008).	  
	  
Figure	  9:	  Westchester	  County	  Comprehensive	  Plans	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   Soon	  after	  its	  incorporation	  as	  a	  City	  in	  1916,	  White	  Plains	  issued	  a	  “City	  Plan”	  
document	  in	  September	  1928.	  	  The	  plan	  was	  
designed	  to	  cover	  a	  period	  of	  fifty	  years	  and	  
included	  standard	  elements	  of	  comprehensive	  
planning,	  including	  populations	  and	  traffic	  studies	  
as	  well	  as	  public	  facilities,	  housing,	  and	  zoning	  
recommendations.	  The	  fifty-­‐year	  time	  frame	  by	  
the	  plan’s	  authors	  was	  too	  long	  by	  most	  modern	  
comprehensive	  planning	  beliefs	  (Kelly	  and	  Becker	  
write,	  “A	  comprehensive	  plan	  must	  consider	  a	  
relatively	  long	  time	  horizon.	  Professional	  planners	  
in	  the	  United	  States	  generally	  use	  a	  time	  horizon	  of	  
about	  twenty	  years	  for	  comprehensive	  planning;	  
time	  horizons	  longer	  than	  that	  tend	  to	  exceed	  our	  abilities	  to	  predict	  and	  control	  the	  
future…”	  (Kelly	  &	  Becker,	  2000).).	  	  
Despite	  this	  long	  horizon	  time,	  the	  plan	  sets	  forth	  the	  future	  development	  of	  the	  
young	  city	  and	  how	  planning	  will	  play	  a	  role	  in	  its	  operations.	  In	  his	  forward	  to	  the	  plan,	  
Mayor	  Frederick	  C.	  McLaughlin	  writes	  that	  it	  is	  an	  outline	  that	  will	  guide	  city	  policy,	  
“Planning	  is	  the	  intelligent	  way	  of	  thinking	  and	  solving	  the	  problems	  of	  municipal	  
government…Let	  us	  think	  of	  this	  Plan;	  not	  as	  a	  finished	  product,	  not	  as	  an	  inflexible	  mould	  
Figure	  10:	  White	  Plains	  City	  Plan,	  1928	  
(White	  Plains)	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[sic]	  into	  which	  the	  growth	  of	  our	  City	  is	  to	  be	  forced,	  by	  rather	  as	  the	  first	  necessary	  step	  
in	  the	  permanent	  establishment	  of	  the	  practice	  and	  procedure	  of	  planning	  and	  capital	  
budgeting	  in	  our	  City	  government”	  (Goodrich	  &	  Whitten,	  1928).	  This	  early	  planning	  
document	  is	  important	  to	  White	  Plains’	  future	  because	  it	  outlines	  various	  patterns	  that	  
would	  impact	  the	  City	  for	  the	  indefinite	  future.	  	  
Early	  in	  its	  transition	  into	  a	  “Rubber	  City,”	  the	  City	  Plan	  recognized	  White	  Plains’	  
importance	  to	  the	  region,	  “White	  Plains,	  because	  of	  its	  location	  at	  the	  cross-­‐roads	  of	  the	  
County,	  and	  its	  proximity	  to	  New	  York,	  is	  thus	  faced	  with	  the	  problem	  of	  providing	  for	  a	  
large	  amount	  of	  traffic.	  This	  may	  
be	  either	  and	  asset	  or	  a	  liability	  
to	  the	  city,	  depending	  upon	  how	  
it	  is	  handled”	  (Goodrich	  &	  
Whitten,	  1928).	  Regional	  issues	  
are	  discussed	  through	  the	  lens	  of	  
how	  issues,	  such	  as	  traffic	  and	  
access,	  impact	  White	  Plains	  and	  
its	  ability	  to	  derive	  “a	  
considerable	  portion	  of…business	  
patronage	  from	  citizens	  in	  neighboring	  communities.”	  The	  1928	  plan	  also	  outlined	  the	  
opportunities	  of	  local	  development	  through	  zoning	  and	  land	  subdivision.	  Furthermore,	  this	  
plan	  introduces	  the	  concept	  of	  a	  White	  Plains	  Civic	  Center	  around	  the	  existing	  City	  Hall,	  
including	  taking	  control	  of	  several	  surrounding	  properties.	  
Figure	  11:	  Civic	  Center	  Plan,	  1928	  (White	  Plains)	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The	  1928	  City	  Plan	  did	  not	  continue	  as	  the	  guiding	  planning	  document	  as	  originally	  
designed.	  Throughout	  the	  second	  half	  of	  the	  twentieth	  century,	  White	  Plains	  was	  actively	  
engaged	  in	  planning	  activities,	  adopting	  new	  plans	  in	  1962,	  1977,	  and	  1997	  (with	  a	  update	  
and	  revision	  in	  2006),	  which	  is	  discussed	  later	  in	  this	  thesis	  at	  length.	  
	  




	   Comprehensive	  planning	  is	  an	  important	  land	  use	  tool	  used	  by	  municipalities	  in	  the	  
United	  States	  (Ihlanfeldt,	  2009).	  This	  type	  of	  planning	  is	  conducted	  to	  ensure	  that	  the	  
public’s	  health	  and	  safety	  is	  taken	  into	  account,	  “The	  growth	  in	  [comprehensive	  planning]	  
largely	  reflects	  the	  widespread	  opinion	  that	  unmanaged	  population	  growth	  lowers	  the	  
quality	  of	  life	  within	  communities,	  primarily	  by	  contributing	  to	  urban	  sprawl	  and	  its	  
accompanying	  problems,	  such	  as	  automobile	  congestion	  and	  environmental	  degradation”	  
(Ihlanfeldt,	  2009).	  Comprehensive	  plans	  are	  a	  visioning	  tool	  for	  communities	  to	  identify	  
strengths,	  weaknesses,	  and	  opportunities.	  Steinmann	  stated	  that	  comprehensive	  plans	  
provide	  a	  stable	  roadmap	  for	  communities,	  “Visioning	  is	  the	  act	  of	  anticipating	  that	  which	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will	  or	  may	  come	  to	  be.	  	  A	  clearly	  articulated	  vision	  about	  the	  kind	  of	  community	  that	  
citizens	  want	  provides	  a	  community	  with	  a	  roadmap	  to	  that	  destination.	  	  Without	  a	  vision,	  
communities	  lack	  the	  guidance	  to	  ensure	  that	  their	  incremental	  choices	  create	  the	  final	  
result	  they	  desire”	  (Steinmann,	  2011).	  Comprehensive	  planning	  addresses	  market	  failures	  
and	  has	  been	  found	  to	  “heighten	  the	  desirability	  of	  a	  community	  and	  thereby	  increases	  
price	  by	  raising	  demand”	  (Ihlanfeldt,	  2009).	  Innes	  describes	  comprehensive	  city	  planning	  
as	  “a	  package	  of	  policies	  that	  can	  respond	  to	  anticipated	  conditions	  and	  work	  together	  for	  
the	  city	  as	  a	  whole”	  (Innes,	  1996).	  However,	  are	  plans	  evaluated	  to	  ensure	  that	  these	  
policies	  as	  envision	  by	  Innes	  are	  appropriately	  working	  for	  the	  community?	  The	  time	  and	  
financial	  investment	  as	  well	  as	  importance	  to	  community	  development	  associated	  with	  
comprehensive	  planning	  results	  in	  the	  need	  for	  plan	  evaluation.	  	  
	   Khakee	  defined	  plan	  evaluation	  as	  “a	  discourse	  among	  all	  the	  stakeholders	  who	  are	  
in	  some	  way	  affected	  by	  the	  evaluation	  of	  a	  specific	  policy”	  (Khakee,	  1998).	  Traditional	  city	  
planning	  evaluation	  was	  historically	  part	  of	  a	  design	  process.	  Alexander	  stated	  that	  it	  is	  “a	  
design	  process	  that	  still	  persists	  today,	  which	  designed-­‐architect-­‐planners	  apply	  to	  shape	  
appliances,	  structures,	  buildings,	  and	  cities”	  (Ernest	  R	  Alexander,	  2006).	  In	  the	  1950s,	  
planning	  became	  concerned	  with	  vague,	  “goal-­‐oriented”	  plans	  since,	  “in	  many	  cases	  
decision	  makers	  were	  unwilling	  to	  put	  forward	  long-­‐term	  goals	  or	  even	  temporary	  ones”	  
(Khakee,	  1998).	  	  The	  rational	  planning	  model	  is	  focused	  around	  designed	  alternatives	  that	  
required	  “more	  systematic	  evaluation	  methods	  to	  enable	  the	  kind	  of	  deliberate	  choice	  
between	  designed	  alternatives”	  in	  which	  this	  type	  of	  planning	  follows	  various	  steps	  of	  
understanding	  all	  possible	  solutions	  to	  continued	  evaluation	  (Ernest	  R	  Alexander,	  2006).	  
Khakee	  wrote	  that	  while	  “a	  reasonably	  sensible	  planning	  system	  presupposed	  fairly	  well-­‐
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reasoned	  evaluation,”	  “evaluation	  is	  a	  necessary	  element	  of	  planning”	  (Khakee,	  1998).	  
According	  to	  Khakee,	  there	  are	  two	  types	  of	  planning	  evaluation:	  “ex	  ante”	  and	  “ex	  post”	  
evaluation.	  Ex	  ante	  evaluation	  is	  described	  as	  being	  forward	  looking	  since	  it	  suggests	  that	  
various	  choices	  are	  debated	  before	  coming	  to	  a	  decision	  while	  ex	  post	  is	  backward	  looking	  
and	  suggests	  that	  the	  “results	  are	  examined	  after	  a	  decision	  is	  implemented”	  (Khakee,	  
1998).	  
	   Alexander	  described	  the	  difficulty	  of	  comprehensive	  plan	  evaluation,	  “The	  question	  
‘How	  good	  or	  bad	  is	  a	  plan?’	  is	  difficult	  to	  answer	  conclusively,	  because	  it	  is	  intrinsically	  
relative	  and	  historical,	  and	  combines	  problematic	  issues	  of	  capacities,	  intentions	  and	  
outcomes”	  (E.	  R.	  Alexander,	  2002).	  Instead,	  Alexander	  and	  Faludi	  contend	  that	  while	  
planning	  has	  often	  implied	  a	  set	  of	  criteria	  for	  what	  makes	  plans	  “good”	  or	  “bad,”	  “perhaps	  
these	  criteria	  were	  never	  realistic	  to	  begin	  with”	  (E.	  R.	  Alexander	  &	  Faludi,	  1989).	  Studies	  
of	  comprehensive	  planning	  have	  determined	  that	  politicians	  support	  it,	  and	  more	  
importantly,	  has	  increased	  the	  attractiveness	  of	  cities	  to	  property	  buyers.	  Ihlanfeldt	  
supported	  this	  claim	  through	  the	  study	  of	  property	  sales	  and	  county	  tax	  data	  for	  24	  Florida	  
counties	  for	  “neighborhood	  variables”	  (Ihlanfeldt,	  2009).	  The	  French	  economist	  Dupuis	  in	  
1844	  employed	  a	  benefit-­‐cost	  analysis	  “as	  a	  way	  to	  ensure	  that	  the	  allocation	  of	  public	  
investments	  would	  maximize	  total	  social	  benefit”	  (Ernest	  R	  Alexander,	  2006).	  Khakee	  
argued	  that	  because	  “the	  boundary	  between	  the	  public	  and	  private	  sectors	  has	  become	  
increasingly	  blurred,”	  it	  is	  necessary	  to	  determine	  if	  the	  public	  investment	  is	  working	  as	  
originally	  intended	  (Khakee,	  1998).	  
	   If	  it	  is	  becoming	  increasingly	  important	  for	  planners	  to	  determine	  if	  comprehensive	  
planning	  and	  planned	  public	  investment	  is	  working	  as	  designed	  or	  implemented,	  it	  is	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important	  for	  planners	  to	  determine	  what	  makes	  a	  plan	  a	  “good	  plan.”	  Baer	  argues	  that	  
planners	  should	  create	  their	  own	  criteria	  for	  reviewing	  plans,	  “Evaluation	  criteria	  for	  plans	  
are	  important	  in	  both	  the	  several	  aspects	  of	  plan-­‐making	  and	  in	  post	  hoc	  evaluation”	  (Baer,	  
1997).	  Not	  only	  are	  evaluation	  criteria	  sufficient,	  but	  also	  Baer	  believes	  that	  planners	  
should	  have	  the	  skills	  to	  “prepare	  goals	  and	  objectives	  for	  a	  plan.”	  These	  goals	  and	  
objectives	  rely	  on	  proper	  plan	  implementation	  and	  evaluation	  in	  order	  for	  a	  municipality	  to	  
meet	  its	  planning	  goals	  over	  the	  long	  run.	  	  
Plans	  can	  be	  implemented	  using	  a	  variety	  of	  tools:	  zoning	  ordinances,	  subdivision	  
and	  site	  plan	  regulations,	  capital	  improvement	  programs,	  impact	  fees,	  service,	  agricultural,	  
and	  forestal	  districts,	  easements,	  among	  others	  (Virginia	  Chapter	  of	  The	  American	  Planning	  
Association,	  2009).	  It	  is	  the	  role	  of	  the	  comprehensive	  plan	  to	  make	  recommendations	  and	  
suggest	  which	  tools	  will	  be	  utilized	  and	  for	  what	  purposes.	  Steinmann	  states	  that	  zoning	  
ordinances	  that	  are	  not	  developed	  from	  a	  comprehensive	  plan	  often	  do	  not	  work	  
effectively,	  	  “This	  is	  where	  zoning	  ordinances	  have	  failed	  us.	  Too	  often,	  they	  consist	  of	  long	  
lists	  of	  requirements,	  implemented	  by	  planners,	  that	  result	  in	  places	  that	  do	  not	  reflect	  the	  
vision	  a	  community	  has	  for	  itself.	  These	  plans	  provide	  the	  missing	  link	  between	  what	  we	  
want	  and	  what	  we	  get”	  (Steinmann,	  2011).	  While	  a	  comprehensive	  plan	  may	  provide	  these	  
specific	  types	  of	  recommendations	  and	  tools	  for	  implementation,	  municipalities	  need	  to	  
evaluate	  both	  the	  effectiveness	  of	  the	  comprehensive	  plan	  as	  well	  as	  the	  regulatory	  
structure	  in	  which	  it	  exists,	  as	  questioned	  by	  Edwards,	  “Does	  the	  regulatory	  framework	  and	  
capacity	  exist	  to	  facilitate	  implementation	  of	  these	  plan	  policies?”	  (Edwards,	  2007).	  
Talen	  states	  that	  there	  is	  a	  difference	  between	  the	  evaluation	  of	  the	  planning	  
process	  and	  planning	  substance	  (or	  practice).	  She	  describes	  that	  planning	  evaluation	  is	  
	   26	  
essentially	  divided,	  “The	  legacy	  of	  rational	  comprehensive	  planning—which	  originated	  
with	  Meyerson	  and	  Banfield	  during	  the	  1950s,	  was	  promoted	  by	  Faludi	  during	  the	  1970s,	  
and	  continues	  into	  the	  1990s	  in	  planning	  practice—assumes	  the	  predominance	  of	  
procedure	  over	  substance”	  (Talen,	  1996).	  As	  Talen	  suggests,	  evaluating	  plan	  
implementation	  would	  include	  the	  study	  of	  both	  planning	  procedure	  and	  planning	  
substance.	  While	  scholars	  have	  identified	  ideal	  aspects	  in	  an	  “effective”	  comprehensive	  
plan,	  this	  type	  of	  planning	  tool	  is	  only	  one	  tool	  of	  many	  if	  not	  used	  correctly.	  Planning	  
procedure	  should	  include	  processes	  of	  long-­‐term	  evaluation	  since	  attitudes	  and	  values	  
among	  communities	  often	  change	  over	  time.	  Brody	  wrote	  that	  as	  communities	  change,	  so	  
should	  comprehensive	  plans,	  “…	  comprehensive	  plans	  and	  similar	  policy	  statements	  are	  
evolving	  instruments	  that	  undergo	  continual	  revisions	  and	  updates.	  Plans	  adapt	  over	  time	  
to	  the	  needs,	  knowledge	  base,	  and	  experiences	  of	  a	  particular	  community”	  (Brody,	  2003).	  	  
Despite	  the	  understanding	  that	  communities	  change	  over	  time	  and	  that	  plans	  should	  
adapt	  to	  these	  changes,	  plans	  are	  often	  not	  evaluated.	  Stevens	  states,	  “Despite	  the	  potential	  
value	  of	  comprehensive	  plans	  for	  promoting	  such	  goals,	  scholars	  have	  noted	  that	  existing	  
plans	  are	  not	  routinely	  evaluated	  against	  established	  plan	  quality	  standards”	  (Stevens,	  
2013).	  Berke	  and	  Godschalk	  suggest	  that	  comprehensive	  plans	  may	  not	  be	  evaluated	  
because	  they	  are	  seen	  as	  static	  documents,	  “…	  the	  lack	  of	  evaluation	  may	  be	  due	  to	  the	  
perception	  that	  plans	  are	  in	  large	  part	  works	  of	  art—designs	  that	  defy	  rational	  analysis”	  
(Berke	  &	  Godschalk,	  2009).	  If	  planners	  and	  officials	  are	  not	  willing	  to	  consistently	  evaluate	  
comprehensive	  plans,	  Altshuler’s	  argument	  that	  plans	  are	  not	  effective	  tools,	  “In	  the	  long	  
run,	  however,	  comprehensive	  planning	  and	  evaluation	  will	  have	  little	  effect	  on	  American	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cities	  unless	  their	  goal	  premises	  can	  be	  established	  in	  sufficiently	  compelling	  fashion	  (both	  
politically	  and	  intellectually)	  to	  make	  politicians	  take	  notice”	  (Altshuler,	  1965).	  	  
As	  a	  result	  of	  a	  constantly	  changing	  environment,	  planners	  and	  comprehensive	  
plans	  must	  overcome	  the	  difficulty	  of	  planning	  for	  all	  groups	  instead	  of	  solely	  meeting	  the	  
needs	  of	  the	  stakeholders	  who	  show	  up.	  Altshuler’s	  criticism	  of	  comprehensive	  planning	  
addresses	  this	  difficulty,	  “The	  comprehensive	  planner	  must	  assume	  that	  his	  community's	  
various	  collective	  goals	  can	  somehow	  be	  measured	  at	  least	  roughly	  as	  to	  importance	  and	  
welded	  into	  a	  single	  hierarchy	  of	  community	  objectives”	  (Altshuler,	  1965).	  While	  Altshuler	  
argues	  that	  comprehensive	  planning	  is	  not	  effective,	  he	  provides	  a	  framework	  for	  
characteristics	  of	  successful	  plans,	  “The	  total	  city	  planning	  process,	  of	  which	  land	  use	  
planning	  is	  but	  one	  part,	  involves	  a	  continuing	  program	  of	  deriving,	  organizing,	  and	  
presenting	  a	  comprehensive	  plan	  for	  the	  development	  and	  renewal	  of	  [the	  city]…The	  plans	  
must	  be	  economically	  feasible,	  and	  must	  promote	  the	  common	  good,	  and	  at	  the	  same	  time	  
[must]	  preserve	  the	  rights	  and	  interests	  of	  the	  individual”	  (Altshuler,	  1965).	  
	  
One	  way	  to	  address	  the	  challenge	  of	  meeting	  the	  needs	  and	  incorporating	  the	  values	  
of	  the	  entire	  community	  is	  through	  plan	  evaluation.	  Some	  scholars	  state	  that	  understanding	  
values	  is	  more	  important	  in	  planning	  than	  regulation,	  as	  indicated	  by	  Knapp,	  “Planning	  is	  
not	  regulation.	  Regulation	  involves	  changing	  property	  rights.	  Planning	  involves	  
intertemporal	  decision-­‐making”	  (Knaap,	  Hopkins,	  &	  Donaghy,	  1998).	  Assessment	  of	  values	  
and	  attitudes	  will	  show	  how	  a	  municipality	  changes	  over	  defined	  periods	  of	  time,	  thus	  
providing	  planners	  with	  more	  than	  only	  a	  small	  “snapshot”	  of	  opinions	  and	  attitudes,	  as	  
Talen	  stated,	  “Systematic	  failure	  to	  meet	  the	  goals	  of	  our	  plans	  may	  indicate	  that	  we	  are	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pursuing	  the	  wrong	  goals”	  (Talen,	  1996).	  Innes	  suggests	  that	  consensus	  building	  should	  be	  
used	  to	  work	  with	  community	  stakeholders	  to	  ensure	  that	  the	  visions	  and	  evolving	  goals	  of	  
the	  community	  are	  met,	  “The	  emergence	  of	  consensus	  building	  as	  a	  method	  of	  deliberation	  
has	  provided	  the	  opportunity	  to	  reformulate	  comprehensive	  planning.	  The	  practice	  is	  
becoming	  more	  popular	  as	  a	  way	  to	  address	  complex,	  controversial	  public	  issues	  where	  
multiple	  interests	  are	  at	  stake”	  (Innes,	  1996).	  Strategies,	  such	  as	  consensus	  building	  and	  
plan	  evaluation	  can	  be	  useful	  for	  the	  on-­‐going	  planning	  activities	  of	  municipalities,	  	  “Plan	  
quality	  evaluation	  thus	  functions	  as	  a	  learning	  process	  that	  yields	  important	  planning	  
lessons	  and	  guidelines”	  (Berke	  &	  Godschalk,	  2009).	  
Goals	  and	  visions	  are	  concepts	  within	  comprehensive	  plans	  and	  only	  become	  
realities	  though	  implementation.	  Plan	  evaluation	  cannot	  occur	  without	  understanding	  why	  
and	  how	  various	  aspects	  were	  implemented,	  as	  Talen	  wrote,	  “Once	  planners	  know	  what	  
elements	  of	  plans	  are	  successfully	  implemented	  and	  what	  elements	  are	  not,	  they	  can	  move	  
to	  the	  next	  tier	  of	  evaluation	  research:	  identifying	  the	  underlying	  factors	  associated	  with	  
successful	  plan	  implementation”	  (Talen,	  1996).	  Different	  from	  accomplishments	  and	  
failures,	  the	  analysis	  of	  implementation	  focuses	  on	  “relationships	  between	  policy	  learning,	  
plan	  quality,	  and	  plan	  implementation”	  (Brody,	  2003).	  Comprehensive	  plans	  should	  not	  
exist	  in	  a	  silo,	  instead	  they	  should	  be	  designed	  so	  that	  they	  interact	  not	  only	  with	  their	  own	  
plans	  longitudinally	  but	  also	  spatially	  with	  the	  plans	  of	  neighboring	  communities	  to	  ensure	  
that	  they	  are	  applicable	  over	  a	  certain	  time	  period,	  “…we	  as	  planners	  need	  to	  examine	  
better	  the	  linkage	  between	  plans,	  implementation,	  and	  outcomes,	  and	  particularly	  the	  
sustainability	  of	  outcomes…”	  (Edwards,	  2007).	  	  
	   Alexander	  indicates	  that	  comprehensive	  plan	  evaluation	  should	  be	  done	  on	  a	  case-­‐
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by-­‐case	  basis	  because	  of	  differing	  opinions	  on	  what	  evaluation	  should	  consist	  of,	  	  “The 
institutional design of the evaluation is one potential problem, particularly when different 
parties have different ideas of what they want from the evaluation process (E. Alexander, 
2009). Despite these differences, planning should be treated like any other process that 
undergoes evaluation and that planning should not be based on faith alone, “Planning 
must be evaluated to allow its shortfalls to be recognized and to enable learning from the 
rare achievements (Ernest R. Alexander, 1981).	  
In	  defense	  of	  comprehensive	  planning	  and	  in	  response	  to	  Altshuler,	  Friedmann	  
argues	  that	  comprehensive	  planning	  	  “is	  a	  system	  of	  interrelated	  social	  and	  economic	  
variables	  extending	  over	  space”	  (Friedmann,	  1965).	  Examining	  how	  a	  plan	  addresses	  its	  
spatial	  relationships	  is	  important	  because	  Friedmann	  states	  that	  the	  successful	  
implementation	  of	  comprehensive	  planning	  requires	  “that	  functional	  programs	  must	  be	  
consonant	  with	  the	  city-­‐wide	  system	  of	  relationships;	  second,	  that	  the	  costs	  and	  benefits	  of	  
these	  programs	  must	  be	  calculated	  on	  the	  broadest	  possible	  basis;	  and	  third,	  that	  all	  
“relevant”	  variables	  must	  be	  considered	  in	  the	  design	  of	  individual	  programs”	  (Friedmann,	  
1965).	  Relevant	  variables	  relies	  on	  community	  information	  and	  values,	  “Planning	  requires	  
the	  resources,	  knowledge,	  and	  power	  of	  an	  entire	  people”	  (Wildavsky,	  1973).	  If	  this	  is	  the	  
case,	  then	  criteria	  should	  be	  established	  to	  shape	  this	  information,	  “The	  planning	  
profession	  needs	  normative	  criteria	  to	  shape	  the	  plans	  it	  produces”	  (E.	  R.	  Alexander,	  2002).	  
The	  normative	  theory	  of	  planning	  is	  important	  to	  consider	  because	  it	  relates	  to	  how	  plans	  
should	  work	  in	  comparison	  to	  how	  they	  actually	  work,	  creating	  a	  debate	  whether	  
community	  members	  and/or	  planning	  professionals	  are	  responsible	  for	  determining	  what	  
	   30	  
should	  and	  should	  not	  be	  included	  in	  a	  comprehensive	  plan.	  
Regardless	  of	  who	  determines	  the	  values,	  goals,	  and	  implementation	  techniques	  
included	  in	  a	  comprehensive	  plan,	  Kent	  indicates	  that	  the	  main	  issues	  of	  planning	  include	  
comprehensiveness,	  explicit	  reasoning,	  and	  general	  plan-­‐focusing,	  “essential	  physical	  
elements	  of	  that	  urban	  environment…and	  recognizes…its	  relationships	  with	  all	  significant	  
factors,	  physical	  and	  nonphysical,	  local	  and	  regional,	  that	  affect	  the	  physical	  growth	  and	  
development	  of	  the	  community”	  (Kent,	  1964).	  In	  balancing	  these	  relationships,	  there	  are	  
general	  issues	  that	  should	  be	  reviewed:	  (1)	  the	  need	  for	  evaluation	  and	  its	  integration	  in	  
the	  planning	  process,	  (2)	  the	  timing	  of	  the	  evaluation	  exercise,	  (3)	  the	  different	  conceptions	  
of	  success	  in	  plan	  implementation,	  (4)	  the	  necessary	  adjustments	  between	  the	  evaluation	  
methodology	  and	  the	  specific	  plan	  concept,	  (5)	  the	  evaluation	  questions,	  the	  criteria,	  and	  
the	  indicators,	  and	  finally	  (6)	  the	  presentation	  of	  the	  evaluation	  results	  and	  their	  use	  by	  
decision	  makers”(Oliveira	  &	  Pinho,	  2010).	  These	  elements	  represent	  the	  ideals	  that	  are	  
utilized	  in	  understanding	  how	  effective	  the	  comprehensive	  planning	  process	  is	  and	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Research	  Design	  
	  
Comprehensive	  and	  regional	  plans	  were	  gathered	  and	  studied	  from	  three	  different	  
decades.	  
White	  Plains,	  NY	   Westchester	  County,	  NY	  
Comprehensive	  Development	  Plan	  1962	   Assumptions,	  Goals,	  and	  Urban	  Form	  
(1975)	  
1977	  Comprehensive	  Plan	   Patterns	  for	  Westchester	  (95-­‐96)	  
1997	  Comprehensive	  Plan	  (with	  2006	  
Amendments)	  
Westchester	  2025	  (2008/2010)	  
	  
The	  three	  decades	  of	  regional	  and	  comprehensive	  plans	  are	  analyzed	  through	  a	  




The	  longitudinal	  evaluation	  is	  conducted	  by	  comparing	  various	  aspects	  of	  the	  three	  
decades	  of	  plans.	  Aspects	  such	  as	  purpose,	  goals,	  values,	  and	  implementation	  are	  compared	  
to	  determine	  if	  they	  changed,	  and	  if	  so,	  did	  the	  plans	  provide	  any	  reasoning	  behind	  these	  
changes.	  Furthermore,	  specific	  components	  within	  the	  plans	  are	  reviewed	  to	  see	  whether	  
there	  is	  consistency	  between	  Westchester	  County	  and	  the	  City	  of	  White	  Plains.	  Searching	  
for	  specific	  words	  and	  topics	  in	  each	  plan,	  as	  defined	  by	  Kay	  and	  Baer	  (Figure	  12),	  was	  used	  
as	  a	  qualitative	  tool	  to	  understand	  changes	  over	  various	  periods	  of	  time	  (Baer,	  1997).	  The	  
tools	  to	  assess	  plan	  quality	  created	  by	  Berke	  and	  Godschalk	  (Figure	  11)	  as	  well	  as	  Kay	  and	  
Baer	  are	  not	  used	  to	  “scale”	  the	  components	  of	  the	  plan,	  rather	  their	  criteria	  is	  utilized	  to	  
understand	  how	  various	  plan	  components	  changed	  over	  time	  (Baer,	  1997;	  Berke	  &	  
Godschalk,	  2009).	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U.S.	  Census	  Data	  
	  
	  
This	  study	  provides	  data	  from	  the	  U.S.	  Census	  to	  determine	  if	  the	  population	  
predictions	  made	  in	  the	  comprehensive	  plans	  were	  accurate.	  U.S.	  Census	  Demographic	  
Data	  was	  utilized	  to	  provide	  descriptive	  statistics	  such	  as	  population,	  household	  size,	  and	  
employment.	  These	  data	  are	  used	  to	  understand	  if	  the	  fundamental	  projections	  that	  were	  
used	  as	  a	  baseline	  are	  correct,	  regardless	  of	  values	  and	  components	  of	  the	  plan.	  This	  type	  of	  
data	  provided	  insight	  on	  where	  the	  comprehensive	  plans	  believed	  the	  City	  or	  County	  would	  
grow	  to	  and	  what	  type	  of	  preparation	  was	  needed	  to	  meet	  increased	  population	  demands.	  	  
	  
	  	  	  	  	  	  	  	  	   	  
Figure	  13:	  Plan	  Quality	  Assessment	  (Berke	  &	  Godschalk,	  2009)	  
	   33	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Analysis	  and	  Discussion	  
	  
Comprehensive	  Planning	  in	  Westchester	  County	  	  
	  
“Assumptions,	  Goals,	  &	  Urban	  Form”	  
	  
The	  first	  of	  Westchester	  County’s	  three	  major	  plans	  published	  in	  the	  twentieth	  
century	  entitled,	  “Assumptions,	  Goals,	  &	  Urban	  Form,”	  was	  completed	  in	  1975	  and	  is	  
considered,	  by	  the	  County	  to	  be	  a	  “pioneering	  county	  planning	  project”	  (Westchester	  
County	  Department	  of	  Planning,	  2013a).	  This	  county	  plan	  set	  forth	  goals	  for	  urban	  form,	  
transportation	  systems,	  public	  utilities,	  open	  space,	  residential	  development,	  and	  people	  
and	  jobs	  (Westchester	  County	  Planning	  Board,	  1975).	  The	  guiding	  theme	  of	  “Urban	  Form”	  
was	  evident	  in	  the	  plan’s	  title;	  this	  document	  differentiated	  urban	  form	  from	  land	  use	  by	  
focusing	  on	  overall,	  whole	  development	  patterns	  of	  a	  large	  area	  rather	  than	  focusing	  on	  
small	  area	  land	  uses.	  	  
	  
Specific	  Objectives	  of	  “Urban	  Form”	  
1. To	  provide	  standards	  for	  the	  creation	  of	  an	  environment	  that	  is	  orderly,	  
harmonious	  and	  of	  an	  attractive	  appearance.	  
2. To	  provide	  flexibility	  in	  the	  physical	  form	  and	  structure	  of	  the	  county	  to	  
accommodate	  changes	  in	  living	  patterns	  and	  new	  forms	  of	  growth.	  
3. To	  insure	  that	  there	  is	  adequate	  space	  for	  the	  orderly	  physical	  expansion	  of	  
development	  within	  the	  county	  in	  the	  future.	  
4. To	  create	  a	  meaningful	  system	  of	  open	  spaces	  which	  will	  utilize	  the	  existing	  
natural	  environment	  as	  a	  force	  in	  shaping	  and	  controlling	  future	  growth.	  
5. To	  encourage	  the	  growth	  and	  development	  of	  traditional	  centers	  of	  urban	  
activity	  in	  such	  a	  manner	  as	  to	  preserve	  and	  enhance	  their	  individuality	  and	  
identity	  within	  the	  total	  environment.	  
6. To	  promote	  the	  development	  of	  new	  centers	  of	  urban	  activity	  adjacent	  to	  
mass	  transit	  and	  highway	  facilities	  and	  where	  adequate	  public	  utilities	  are	  
available.	  
7. To	  protect	  and	  preserve	  the	  natural	  environment	  and	  significant	  examples	  of	  
man’s	  cultural	  heritage.	  
	  
	   35	  
Three	  types	  of	  criteria	  were	  utilized	  to	  identify	  types	  of	  urban	  forms	  throughout	  the	  
county	  including,	  (1)	  intensity	  of	  density	  of	  development,	  (2)	  relationship	  to	  surrounding	  
development,	  and	  (3)	  visual	  impact	  on	  the	  individual	  (Westchester	  County	  Planning	  Board,	  
1975).	  	  Through	  this	  analysis,	  County	  planners	  found	  there	  to	  be	  five	  distinctive	  forms	  of	  
development	  throughout	  Westchester:	  concentrated	  urban	  centers,	  high-­‐density	  urban	  
areas,	  medium	  density	  urban	  
areas,	  low-­‐density	  rural	  areas,	  
and	  open	  space.	  
“Urban	  Form”	  is	  clear	  in	  
its	  concern	  for	  sprawling	  
development	  and	  the	  
development	  of	  open	  space	  due	  
to	  the	  dominance	  of	  the	  
automobile	  and	  attempts	  to	  
create	  a	  balance	  of	  development	  
and	  open	  space	  concentration.	  It	  
is	  an	  important	  moment	  in	  
Westchester’s	  development	  
because	  municipalities	  are	  
struggling	  with	  creating	  a	  
balance	  between	  urban,	  suburban,	  and	  rural	  types	  of	  development,	  “Now	  we	  can	  ask	  the	  
question:	  Is	  this	  the	  type	  of	  development	  we	  want?	  What	  choices	  or	  alternatives	  do	  we	  
Figure	  15:	  Parks	  in	  Westchester	  County	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have?	  How	  can	  we	  implement	  these	  changes?	  
The	  fact	  must	  be	  stressed	  that	  Westchester	  is	  no	  
longer	  a	  totally	  suburban	  county”	  (Westchester	  
County	  Planning	  Board,	  1975).	  	  
This	  balance	  is	  necessary	  to	  avoid	  
continued	  fragmentation	  of	  the	  County’s	  town	  
and	  city	  centers,	  “A	  shift	  from	  centration	  of	  
development	  in	  cohesive	  centers	  to	  a	  spread-­‐out,	  
campus-­‐oriented,	  automobile-­‐dominated	  
structure,	  if	  only	  limited	  to	  the	  presently	  
undeveloped	  portions	  of	  Westchester,	  can	  lead	  
to	  many	  problems	  in	  the	  future…”	  
(Westchester	  County	  Planning	  Board,	  1975).	  In	  
order	  to	  avoid	  these	  problems,	  “Urban	  Form”	  
encourages	  a	  linked-­‐style	  of	  growth	  in	  which	  
fragmentation	  between	  neighboring	  
communities	  is	  minimal.	  	  
One	  recommendation	  to	  direct	  growth	  
was	  through	  an	  established	  open	  space	  system.	  
The	  County	  would	  acquire	  open	  space	  as	  a	  
public	  resource,	  as	  well	  as	  with	  the	  intention	  of	  
creating	  linkages	  through	  developed	  (utility	  
right-­‐of-­‐ways,	  stream	  valleys,	  and	  open	  space	  subdivisions)	  and	  undeveloped	  (scenic	  
Figure	  16:	  Open	  Space	  Linkages	  (WC	  1975)	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easements,	  planting	  strips,	  and	  buffer	  zones)	  trails	  and	  right-­‐of-­‐ways.	  Open	  space,	  under	  
this	  proposal,	  would	  also	  be	  located	  along	  transportation	  corridors,	  following	  in	  the	  
footsteps	  of	  the	  historic	  Westchester	  parkway	  system.	  	  
Another	  recommendation	  was	  urban	  growth	  along	  these	  same	  transportation	  
corridors,	  similar	  to	  the	  original	  development	  of	  Westchester’s	  communities	  along	  the	  
railroads.	  Urban	  development	  would	  be	  
concentrated	  along	  the	  County’s	  north-­‐
south	  and	  east-­‐west	  corridors,	  creating	  a	  
“continuous	  ribbon	  of	  urbanization.”	  Along	  
these	  highway	  corridors	  would	  be	  
municipalities	  of	  varying	  densities	  and	  uses,	  
though	  they	  would	  be	  linked	  through	  
transportation.	  While	  “Urban	  Form”	  
provided	  recommendations	  for	  the	  entire	  
county,	  it	  mentioned	  the	  importance	  of	  
concentrated	  urban	  centers,	  stating,	  “The	  
concept	  of	  expanded	  urban	  centers	  is	  
especially	  important	  to	  the	  established	  
major	  centers	  of	  New	  Rochelle,	  Mount	  Vernon,	  Yonkers,	  and	  White	  Plains.	  Strengthening	  of	  
their	  downtown	  areas	  through	  the	  successful	  completion	  of	  urban	  renewal	  programs,	  state	  
and	  municipal	  road	  construction	  projects	  and	  mass	  transit	  improvements	  are	  essential	  to	  
their	  economic	  and	  population	  stability”	  (Westchester	  County	  Planning	  Board,	  1975).	  	  
Figure	  17:	  Urban	  Form	  Concepts,	  1975	  (Westchester	  
County)	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“Urban	  Form”	  was	  updated	  in	  1985	  to	  reflect	  the	  changes	  in	  land	  use,	  municipal	  
zoning	  policies,	  and	  general	  development	  patterns	  in	  Westchester	  over	  the	  past	  ten	  years.	  
The	  update,	  entitled	  “Urban	  Form	  Refinement,”	  maintained	  the	  three	  criteria	  and	  five	  
urban	  form	  types	  established	  in	  1975,	  which	  provided	  for	  a	  similar	  overall	  planning	  vision.	  
However,	  “Urban	  Form	  Refinement”	  reflects	  a	  slight	  change	  in	  vision	  in	  that	  it	  introduces	  
new	  concepts	  such	  as	  mixed-­‐use	  development	  and	  the	  revitalization	  of	  waterfronts	  
(Westchester	  County	  Planning	  Board,	  1985).	  These	  new	  concepts	  follow	  the	  overarching	  
goals	  of	  both	  “Urban	  Form”	  and	  “Urban	  Form	  Refinement”	  in	  that	  they	  both	  promote	  higher	  
density	  development	  in	  concentrated	  centers	  along	  existing	  transportation	  networks,	  
“Mixed	  uses	  should	  be	  encouraged	  in	  order	  to	  maximize	  the	  efficient	  use	  of	  resources	  and	  
to	  strengthen	  the	  function	  and	  vitality	  of	  the	  centers	  and	  corridors”	  (Westchester	  County	  
Planning	  Board,	  1985).	  	  
“Patterns	  for	  Westchester”	  
	  
	   “Patterns	  for	  Westchester,”	  Westchester’s	  second	  County	  Plan,	  was	  published	  in	  
1996	  to	  continue	  the	  planning	  efforts	  established	  in	  “Urban	  Form”	  and	  provide	  “broad	  
policy	  framework	  to	  guide	  the	  county’s	  future	  physical	  development”	  (Westchester	  County	  
Planning	  Board,	  1996).	  While	  “Patterns”	  follows	  “Urban	  Form”	  in	  that	  it	  focuses	  on	  
development	  in	  centers	  along	  established	  corridors,	  the	  1996	  plan	  makes	  it	  clear	  that	  there	  
is	  a	  shift	  in	  planning	  vision,	  “Indeed	  many	  fundamental	  policies	  articulated	  in	  Urban	  Form	  
are	  the	  building	  blocks	  for	  Patterns…The	  crucial	  strategy	  for	  conserving	  the	  environment	  
and	  nurturing	  the	  county’s	  economy	  is	  to	  strengthen	  existing	  centers	  and	  corridors	  of	  
development.	  This	  approach	  is	  a	  shift	  in	  emphasis	  from	  Urban	  Form	  in	  which	  the	  over-­‐
riding	  concern	  was	  density	  patterns”	  (Westchester	  County	  Planning	  Board,	  1996).	  	  
	   39	  
	   This	  plan	  builds	  upon	  “Urban	  Form”	  in	  that	  there	  is	  a	  heavy	  focus	  on	  Westchester’s	  
corridors,	  as	  seen	  through	  the	  introduction	  of	  the	  document,	  “The	  goal	  of	  Patterns	  is	  to	  
strengthen	  centers,	  improve	  the	  function	  of	  corridors	  and	  protect	  the	  county’s	  open	  space	  
character”	  (Westchester	  County	  
Planning	  Board,	  1996).	  Unlike	  “Urban	  
Form,”	  “Patterns	  for	  Westchester”	  
provides	  county-­‐wide	  growth	  
strategies	  and	  recommendations	  
through	  the	  lens	  of	  different	  issues,	  
including,	  but	  not	  limited	  to,	  the	  
economy,	  natural	  resources	  and	  the	  
environment,	  housing,	  transportation,	  
and	  parks	  and	  recreation.	  Rather	  than	  
focusing	  on	  density	  levels,	  “Patterns”	  
looks	  to,	  among	  other	  strategies	  to	  
identify	  redevelopment	  areas,	  
promote	  an	  environment	  for	  
investment,	  and	  implement	  measures	  
to	  protect	  natural	  resources.	  Natural	  
resources,	  open	  space,	  and	  the	  environment	  has	  a	  heavy	  importance	  in	  “Patterns”	  and	  the	  
strategies	  listed	  are	  designed	  to	  protect	  these	  vulnerable	  areas,	  “Westchester	  County’s	  
open	  space	  system,	  public	  and	  private,	  vastly	  enhances	  the	  quality	  of	  life	  in	  the	  
Figure	  18:	  Centers	  and	  Corridors,	  1996	  (Westchester	  County)	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county…From	  the	  perspective	  of	  Patterns,	  the	  open	  space	  system	  is	  a	  prevailing	  force	  in	  
shaping	  development”	  (Westchester	  County	  Planning	  Board,	  1996).	  
The	  system	  of	  discussing	  the	  county’s	  development	  in	  terms	  of	  issues	  and	  strategies	  
reflects	  a	  shift	  in	  planning	  
values	  in	  that	  the	  County	  is	  
no	  longer	  only	  concerned	  
about	  density,	  but	  what	  
types	  of	  development	  takes	  
place	  and	  its	  impact	  on	  the	  
region.	  This	  shift,	  while	  not	  
drastic,	  maintains	  the	  
County’s	  core	  value,	  
“channeling	  Westchester’s	  
development	  energy	  into	  a	  
pattern	  of	  sustainable	  
growth”	  utilizing	  existing	  
centers,	  corridors	  and	  open	  
space	  patterns.	  The	  
recommendations	  and	  
strategies	  included	  in	  
“Patterns,”	  however,	  require	  the	  participation	  of	  local	  communities	  as	  well	  as	  coordinated	  
efforts	  and	  voluntary	  cooperation	  between	  local	  municipalities.	  
Figure	  19:	  Recommended	  Density,	  1996	  (Westchester	  County)	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Westchester	  2025	  
	   	  
	   While	  “Patterns	  for	  Westchester”	  continues	  to	  be	  the	  adopted	  County	  plan,	  the	  
County	  Planning	  Board	  adopted	  “Westchester	  2025”	  in	  2008	  to	  replace	  the	  “Assumptions”	  
and	  “Policies”	  sections	  of	  	  “Patterns.”	  “Westchester	  2025”	  addresses	  the	  new	  challenges	  
and	  technologies	  of	  the	  twenty-­‐first	  century	  by	  modifying	  existing	  County	  planning	  
policies.	  The	  most	  significant	  shift	  in	  planning	  values	  from	  “Patterns”	  to	  “Westchester	  
2025”	  is	  the	  increased	  emphasis	  on	  partnerships.	  	  
	   Cooperation	  between	  municipalities	  is	  important	  for	  planning	  within	  Westchester	  
County	  because	  of	  its	  increasingly	  diverse	  populations,	  land	  use,	  and	  beliefs.	  The	  context	  in	  
which	  county	  planning	  is	  presented	  in	  this	  plan	  is	  consistently	  through	  working	  
collectively,	  “While	  recognizing	  the	  home	  rule	  traditions	  of	  the	  past,	  Westchester	  2025	  finds	  
that	  we	  cannot	  afford	  to	  always	  act	  independently	  as	  45	  local	  governments	  to	  meet	  today’s	  
land	  use	  and	  environmental	  challenges.	  New	  tools	  need	  to	  be	  identified	  for	  joint	  planning	  
responsibility”	  (Westchester	  County	  Planning	  Board,	  2010).	  While	  “Patterns”	  provided	  
strategies	  and	  recommendations	  to	  direct	  growth	  and	  preserve	  natural	  resources	  
throughout	  the	  County,	  the	  focus	  of	  “Westchester	  2025”	  is	  to	  help	  local	  municipalities	  
“anticipate	  and	  respond	  to	  changing	  conditions”	  by	  describing	  issues	  that	  effect	  each	  local	  
government.	  With	  these	  resources,	  local	  municipalities	  in	  Westchester	  are	  more	  aware	  of	  
countywide	  issues	  and	  the	  importance	  of	  avoiding	  “border	  wars”	  so	  that	  the	  landscape	  that	  
Westchester	  residents	  value	  is	  protected.	  	  
One	  of	  the	  issues	  that	  may	  be	  causing	  “border	  wars,”	  affordable	  housing,	  is	  the	  one	  
policy	  that	  was	  significantly	  revised	  in	  “Westchester	  2025.”	  Affordable	  housing	  in	  
Westchester	  County	  has	  been	  a	  very	  controversial	  issue	  throughout	  the	  first	  decade	  of	  the	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twenty-­‐first	  century;	  in	  2009	  the	  County	  agreed	  to	  a	  settlement	  in	  a	  lawsuit	  with	  the	  U.S.	  
Department	  of	  Housing	  and	  Urban	  Development,	  which	  resulted	  in	  the	  County	  updating	  an	  
“implementation	  plan	  for	  building	  the	  fair	  and	  affordable	  housing	  and	  complying	  with	  
other	  obligations	  required	  by	  the	  2009	  settlement”	  (Westchester	  County,	  2013).	  This	  study	  
does	  not	  review	  the	  affordable	  housing	  settlement,	  however,	  it	  inclusion	  in	  “Westchester	  
2025”	  represents	  the	  necessity	  of	  the	  local	  community	  cooperation	  mentioned	  numerous	  
times	  in	  “Westchester	  2025.”	  	  
	  
Figure	  20:	  Current	  Land	  Use,	  Westchester	  County	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Policies	  to	  Guide	  County	  Planning—Comparison	  between	  Patterns	  and	  Westchester	  2025	  
Patterns	  for	  Westchester	   Westchester	  2025	  
1. Channel	  development	  whenever	  possible	  to	  
centers	  where	  infrastructure	  can	  support	  
growth,	  where	  public	  transportation	  can	  be	  
provided	  efficiently,	  and	  where	  
redevelopment	  can	  enhance	  economic	  
vitality.	  
1.	  Existing	  policy,	  with	  one	  addition:	  
Development	  should	  be	  consistent	  with	  defined	  
community	  character	  and	  be	  designed	  to	  
facilitate	  or	  enhance	  a	  smart	  growth	  urban	  
fabric.	  	  
2. Enhance	  the	  appropriate	  functions	  of	  the	  
county’s	  corridors	  by	  adapting	  already	  
developed	  sections	  into	  efficient	  +	  attractive	  
multi-­‐use	  places,	  by	  protecting	  the	  quality	  of	  
scenic	  routes	  and	  by	  making	  road	  and	  transit	  
improvements	  that	  will	  reduce	  congestion,	  
and	  ease	  movement	  on	  travel	  routes.	  
2.	  Fundamentally	  Unchanged	  
3. Assure	  a	  diverse	  and	  interconnected	  system	  
of	  open	  space	  to	  shape	  development,	  to	  
provide	  contrast	  in	  the	  texture	  of	  the	  
landscape,	  to	  separate	  developed	  areas	  and	  
to	  relate	  to	  regional	  open	  space	  systems.	  
3.	  Fundamentally	  Unchanged	  
4. Nurture	  economic	  climate	  of	  county	  with	  use	  
of	  municipal,	  County,	  state,	  and	  federal	  
resources	  to	  improve	  infrastructure,	  housing	  
and	  programs	  that	  attract	  and	  support	  
business	  enterprise,	  with	  particular	  attention	  
on	  intermunicipal	  impacts.	  
4.	  Fundamentally	  Unchanged	  
5. Preserve	  and	  protect	  natural	  resources	  and	  
environment,	  including	  its	  ground	  water	  
resources,	  water	  bodies,	  wetlands,	  coastal	  
zones,	  and	  significant	  land	  resources,	  which	  
include	  unique	  natural	  areas,	  steep	  slopes,	  
and	  ridgelines	  and	  prime	  agricultural	  land.	  	  
5.	  Existing	  policy,	  with	  additions:	  Preserve	  and	  
protect	  both	  physical	  and	  biotic	  resources.	  
Potential	  impacts	  on	  water	  resources	  (unique	  
natural	  areas,	  steep	  slopes,	  ridgelines,	  and	  prime	  
agricultural	  land)	  and	  biotic	  resources	  (critical	  
habitat,	  plant	  communities	  and	  biotic	  corridors)	  
require	  careful	  consideration	  as	  part	  of	  land	  
management	  and	  development	  review	  and	  
approval.	  
6. Encourage	  a	  range	  of	  housing	  types	  
affordable	  to	  renters	  and	  homebuyers,	  each	  
municipality	  addressing	  its	  needs	  for	  
affordable	  housing	  as	  well	  as	  a	  share	  of	  the	  
regional	  need.	  
6.	  Existing	  Policy,	  with	  additions:	  The	  County	  
Planning	  Board	  recognizes	  that	  the	  County	  Board	  
of	  Legislators	  adopted	  a	  local	  law	  on	  November	  
22,	  2009	  that	  supplements	  its	  existing	  affordable	  
housing	  Statement	  of	  Need.	  Actions	  to	  
affirmatively	  further	  fair	  housing	  significantly	  
advance	  the	  public	  interest	  of	  the	  County	  and	  its	  
municipalities.	  The	  location	  of	  fair	  and	  affordable	  
housing	  is	  central	  to	  fulfilling	  the	  County’s	  
	   44	  
commitment	  to	  affirmatively	  further	  fair	  housing,	  
which	  adds	  to	  the	  rich	  fabric	  and	  quality	  of	  life	  in	  
Westchester	  County	  …The	  County	  should	  make	  
available	  a	  model	  ordinance	  that	  would	  promote	  
fair	  and	  affordable	  housing	  and	  affirmative	  
marketing,	  which	  builds	  on	  such	  provisions	  now	  in	  
place	  in	  many	  Westchester	  County	  municipalities.	  
7. Support	  transportation	  alternatives	  that	  
serve	  the	  needs	  of	  workers,	  consumers,	  +	  
residents	  and	  that	  improve	  air	  quality	  by	  
enhancing	  efficiency	  and	  effectiveness	  of	  
pub.	  Transportation	  and	  reducing	  solo	  
driving.	  
7.	  Fundamentally	  Unchanged	  
8. Enhance	  use	  of	  Westchester’s	  parks,	  beaches,	  
and	  recreational	  facilities	  by	  improving	  
public	  access,	  by	  providing	  a	  variety	  of	  
natural	  settings	  for	  passive	  enjoyment	  and	  
by	  taking	  into	  account	  the	  need	  for	  
recreation	  close	  to	  population	  centers	  +	  the	  
interests	  of	  the	  county’s	  changing	  population	  
8.	  Fundamentally	  Unchanged	  
9. Enhance	  the	  quality	  of	  life	  for	  Westchester	  
residents	  by	  protecting	  the	  county’s	  
educational,	  cultural	  and	  historical	  resources	  
+	  factoring	  them	  into	  land	  use	  decisions.	  
9.	  Fundamentally	  Unchanged	  
10. Maintain	  safe	  and	  environmentally	  sound	  
systems	  for	  the	  removal	  or	  treatment	  of	  
waste	  consistent	  with	  land	  use	  policies;	  
strengthen	  programs	  to	  reduce	  the	  waste	  
stream.	  
10.	  Existing	  Policy,	  with	  additions:	  Programs	  
to…protect	  water	  quality,	  control	  and	  treat	  storm	  
water	  and	  mitigate	  or	  reduce	  the	  impacts	  of	  
flooding	  must	  be	  strengthened.	  
11. Support	  capital	  improvements	  for	  physical	  
facilities	  that	  enable	  the	  County	  to	  deliver	  
social	  and	  public	  safety	  services	  in	  an	  
efficient,	  economic,	  and	  humane	  manner.	  
11.	  Fundamentally	  Unchanged	  
12. Join	  neighboring	  jurisdictions	  in	  the	  Hudson	  
Valley,	  Connecticut,	  and	  New	  York	  City	  in	  
planning	  initiatives	  aimed	  at	  sound	  land	  use,	  
transportation,	  development,	  and	  
conservation	  policies.	  
12.	  Existing	  Policy,	  with	  additions:	  New	  Jersey	  and	  
Long	  Island	  were	  added	  as	  neighboring	  
jurisdictions	  
	   13.	  Define	  and	  protect	  community	  character:	  
Encourage	  efforts	  to	  define	  the	  desired	  character	  
of	  each	  municipality	  and	  neighborhoods	  within	  
diverse	  Westchester	  County.	  Support	  initiative	  to	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Comprehensive	  Planning	  in	  White	  Plains	  1962-­‐2006	  
	  
Comprehensive	  Development	  Plan	  –	  1962	  
	  
The	  1928	  City	  Plan	  of	  White	  Plains	  was	  designed	  with	  a	  fifty-­‐year	  time	  horizon,	  
however,	  the	  next	  comprehensive	  plan	  for	  the	  City	  was	  not	  adopted	  fifty	  years	  later;	  rather	  
White	  Plains	  implemented	  a	  new	  plan	  in	  1962.	  The	  “Comprehensive	  Development	  Plan:	  
1962”	  was	  prepared	  in	  response	  to	  the	  City’s	  rapid	  growth	  since	  1930	  and	  established	  land	  
use,	  transportation,	  and	  community	  facilities	  plans	  for	  an	  “almost	  completely	  developed”	  
City	  (Raymond	  &	  May	  Associates,	  1962).	  Like	  many	  other	  cities	  in	  the	  United	  States,	  White	  
Plains	  was	  introduced	  to	  the	  concept	  of	  urban	  renewal,	  prompting	  the	  1962	  plan	  to	  
propose	  the	  creation	  of	  an	  Urban	  Renewal	  Program.	  	  
adapt	  and	  establish	  land	  use	  policies	  and	  
regulations	  that	  enhance	  that	  character	  through	  
focus	  on	  location,	  setting,	  design,	  scale,	  street	  life,	  
tree	  canopy,	  and	  utility	  placement.	  
	   14.	  Promote	  Sustainable	  Technology:	  Promote	  
reliable,	  sustainable	  energy	  and	  conservation	  
practices	  while	  fostering	  green	  technology	  in	  all	  
areas	  of	  land	  use	  and	  building	  to	  create	  a	  
sustainable	  Westchester	  County	  which	  reduces	  
the	  carbon	  footprint	  and	  is	  adaptable	  to	  
globalization	  and	  technological	  change.	  Support	  
creating	  the	  foundation	  for	  Tomorrow’s	  
Communistructure,	  a	  concept	  of	  civic	  
infrastructure	  that	  seamlessly	  integrates	  
traditional	  public	  infrastructure	  with	  
communication	  networks	  to	  permit	  dynamic	  
community	  interaction	  and	  connectivity.	  
	   15.	  Track	  and	  Respond	  to	  Trends:	  Track	  and	  
evaluate	  trends	  in	  land	  use,	  demographics	  and	  
economic	  factors	  to	  keep	  the	  County	  current	  and	  
responsive	  to	  changes	  in	  the	  context	  for	  planning	  
with	  continuously	  updated	  tools	  and	  resources	  
that	  can	  be	  shared	  with	  others.	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The	  1962	  plan	  defines	  White	  Plains	  as	  the	  “downtown”	  of	  Westchester	  County,	  as	  
well	  as	  a	  “suburban	  center”	  within	  the	  New	  York	  Metropolitan	  Region.	  The	  goal	  of	  this	  plan	  
was	  two-­‐fold,	  focusing	  on	  maintaining	  existing	  residential	  and	  commercial	  conditions	  while	  
avoiding	  the	  creation	  of	  urban	  blight,	  “The	  
primary	  objective	  of	  the	  Plan	  is	  the	  
maintenance	  and	  improvement	  of	  White	  
Plains	  as	  a	  safe	  and	  attractive	  place	  of	  
residence	  and	  business...and	  to	  the	  re-­‐
planning	  of	  the	  central	  business	  district	  and	  
of	  other	  areas	  requiring	  urban	  renewal	  
treatment”	  (Raymond	  &	  May	  Associates,	  
1962).	  The	  document	  discusses	  the	  general	  
land	  use	  plan	  of	  the	  City	  and	  specifically	  
focuses	  in	  on	  plans	  for	  the	  central	  business	  
district,	  each	  neighborhood,	  and	  the	  urban	  
renewal	  program.	  
Even	  though	  the	  plan’s	  introduction	  
stated,	  “White	  Plains	  is	  largely	  built	  up,”	  
planners	  discussed	  the	  expansion	  of	  the	  City	  though	  vacant	  and	  sparsely	  developed	  land	  in	  
the	  southern	  area	  of	  the	  City,	  many	  of	  which	  they	  believed	  would	  be	  “sub-­‐divided	  with	  the	  
passage	  of	  time.”	  In	  response	  to	  the	  increase	  in	  subdivisions,	  the	  plan	  stressed	  the	  
importance	  of	  open	  spaces	  to	  the	  character	  of	  the	  City,	  “At	  least	  some	  of	  the	  City’s	  present	  
wooded	  areas	  and	  streams	  should	  be	  jealously	  preserved	  as	  development	  proceeds”	  
Figure	  21:	  Substandard	  and	  Deteriorating	  Housing,	  
1960	  (White	  Plains)	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(Raymond	  &	  May	  Associates,	  1962).	  The	  plan	  also	  indicates	  that	  most	  of	  the	  City’s	  land	  area	  
was	  used	  for	  one-­‐family	  homes	  and	  that	  it	  was	  important	  to	  protect	  these	  residential	  areas	  
from	  the	  older	  residential	  areas	  located	  downtown.	  	  
In	  the	  1962	  comprehensive	  plan,	  the	  downtown	  area	  is	  depicted	  as	  a	  tale	  of	  two	  
cities,	  one	  in	  need	  of	  complete	  renewal	  and	  one	  known	  as	  “Little	  Fifth	  Avenue.”	  In	  a	  positive	  
light,	  the	  downtown	  commercial	  area	  contained	  branch	  department	  stores,	  thus	  creating	  
the	  Fifth	  Avenue	  moniker	  and	  a	  
county	  hub	  of	  retail	  commerce.	  
Described	  as	  a	  regional	  shopping	  
center,	  downtown	  White	  Plains	  
benefited	  from	  its	  location	  near	  
highway	  infrastructure	  and	  large	  
drawing	  power	  outside	  of	  its	  political	  
boundaries	  as	  described	  in	  the	  plan,	  
“Retail	  trade	  occupies	  a	  key	  position	  
in	  the	  White	  Plains	  economy…The	  drawing	  power	  of	  a	  regional	  shopping	  center	  lies	  in	  the	  
general	  merchandise	  (mainly	  department	  stores),	  apparel,	  and	  furniture	  categories,	  known	  
as	  ‘shopping	  goods’”	  (Raymond	  &	  May	  Associates,	  1962).	  The	  plan	  stated	  that	  due	  to	  the	  
construction	  of	  other	  shopping	  centers	  throughout	  the	  county,	  White	  Plains	  needed	  to	  add	  
new	  retail	  facilities	  in	  order	  to	  maintain	  or	  expand	  its	  retail	  market	  share,	  “If	  a	  positive	  
program	  is	  undertaken	  with	  the	  aim	  of	  providing	  adequate	  sites	  for	  the	  expansion	  of	  White	  
Plains	  central	  business	  district	  facilities,	  it	  is	  expected	  that	  White	  Plains	  could	  not	  only	  
Figure	  22:	  Retail	  Trade	  Area	  for	  Shopping	  Goods,	  1960	  (White	  
Plains)	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stabilize	  its	  share	  of	  trade	  area	  sales,	  but	  may	  even	  succeed	  in	  eventually	  expanding	  it	  
slightly...”	  (Raymond	  &	  May	  Associates,	  1962).	  	  
Another	  positive	  aspect	  of	  downtown	  White	  Plains	  that	  was	  promoted	  in	  the	  plan	  
included	  the	  moving	  of	  offices	  from	  New	  York	  City	  to	  the	  suburbs,	  “These	  recent	  office	  
developments	  have	  generated	  a	  large	  increase	  in	  office	  employment,	  and	  the	  existence	  of	  
many	  offices	  and	  office	  workers	  is	  a	  tremendous	  asset	  to	  the	  retail	  trade	  and	  service	  
activities	  in	  the	  downtown	  area	  of	  the	  City”	  (Raymond	  &	  May	  Associates,	  1962).	  In	  addition	  
to	  multi-­‐story	  buildings	  being	  constructed	  in	  the	  downtown	  area,	  White	  Plains	  was	  also	  
experiencing	  office	  growth	  in	  one-­‐and-­‐two	  story	  builds	  located	  outside	  of	  the	  downtown	  
core,	  “on	  spacious	  grounds	  in	  a	  campus-­‐like	  setting,	  and	  occupied	  by	  the	  executive	  or	  
administrative	  personnel	  of	  large	  firms”	  (Raymond	  &	  May	  Associates,	  1962).	  The	  land	  use	  
plan	  supports	  the	  existing	  campus	  office	  commercial	  zoning,	  though	  only	  a	  few	  acres	  
remained	  for	  additional	  campus	  development.	  As	  a	  result	  of	  limited	  land	  for	  office	  
development	  both	  downtown	  and	  along	  the	  Cross-­‐Westchester	  Expressway,	  the	  plan	  looks	  
towards	  older	  areas	  of	  the	  downtown	  area	  for	  development,	  “The	  proposed	  Central	  
Renewal	  Project	  will	  provide	  an	  opportunity	  for	  White	  Plains	  to	  create	  highly	  suitable	  sites	  
for	  the	  “downtown”	  type	  of	  office	  development,	  and	  thus	  strongly	  reinforce	  the	  type	  of	  
economic	  activity	  in	  the	  City”	  (Raymond	  &	  May	  Associates,	  1962).	  
In	  order	  to	  continue	  the	  success	  of	  retail	  and	  office	  uses	  in	  downtown	  White	  Plains,	  
new	  development	  areas	  in	  that	  area	  needed	  to	  be	  established.	  Downtown	  White	  Plains,	  as	  
described	  in	  the	  comprehensive	  plan,	  suffered	  from	  issues	  of	  many	  other	  downtowns	  
including,	  advanced	  age	  of	  buildings,	  a	  blighted	  atmosphere,	  and	  inadequate	  circulation	  
facilities.	  The	  report	  focuses	  heavily	  on	  the	  negative	  aspects	  of	  the	  southern	  area	  of	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downtown,	  described	  as	  the	  Central	  Renewal	  Area,	  “As	  might	  be	  expected,	  the	  greatest	  
concentration	  of	  substandard	  housing	  is	  found	  in	  the	  old	  downtown	  core	  areas	  of	  the	  City,	  
particularly	  in	  that	  section	  now	  
comprising	  the	  Central	  Renewal	  
Project	  Area”	  (Raymond	  &	  May	  
Associates,	  1962).	  This	  area	  was	  
determined	  to	  be	  a	  location	  of	  
substandard	  housing,	  defined	  as	  an	  
area	  containing	  at	  least	  either	  5%	  
substandard	  housing	  (dilapidated	  
or	  lacking	  plumbing	  facilities),	  5%	  
deteriorating	  housing	  (with	  all	  
plumbing	  facilities),	  or	  both	  of	  these	  
factors	  (Raymond	  &	  May	  Associates,	  
1962).	  Generally,	  the	  report	  
indicated	  that	  dwellings	  within	  the	  
Central	  Renewal	  Area	  were	  
deteriorating,	  had	  high	  proportion	  
of	  one	  room	  units,	  low	  rents,	  and	  
high	  incidences	  of	  overcrowding.	  
In	  order	  to	  create	  a	  downtown	  that	  was	  not	  blighted	  and	  capable	  of	  meeting	  modern	  
requirements,	  the	  plan	  emphasized	  the	  importance	  of	  the	  Urban	  Renewal	  and	  downtown	  
redevelopment	  stating,	  “The	  City	  should	  continue	  to	  devote	  its	  undivided	  support	  and	  
Figure	  23:	  Urban	  Renewal	  Study	  Area,	  1962	  (White	  Plains)	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energies	  to	  the	  effectuation	  of	  the	  Central	  Renewal	  Project.	  This	  project,	  by	  revitalizing	  a	  
large	  blighted	  and	  substandard	  portion	  of	  the	  core	  of	  White	  Plains,	  will	  be	  of	  the	  greatest	  
benefit	  to	  the	  City	  as	  a	  whole”	  (Raymond	  &	  May	  Associates,	  1962).	  
The	  plan	  also	  recommends	  that	  the	  zoning	  ordinance	  be	  amended	  to	  reflect	  the	  
values	  at	  the	  time.	  It	  was	  proposed	  that	  the	  zoning	  prohibit	  residences	  over	  commercial	  
buildings	  and	  encourage	  higher	  parking	  requirements,	  separation	  of	  uses,	  attached	  one-­‐
family	  housing,	  and	  site	  plan	  review	  for	  buildings	  in	  all	  areas	  of	  the	  City.	  According	  to	  the	  
plan,	  the	  basic	  premise	  of	  zoning	  was	  to	  provide	  a	  desirable	  living	  environment,	  which	  was	  
not	  actually	  occurring,	  “…the	  presence	  of	  residences	  in	  a	  business	  district	  usurps	  valuable	  
commercial	  land,	  creates	  superfluous	  traffic	  problems,	  and	  increased	  fire	  hazards”	  
(Raymond	  &	  May	  Associates,	  1962).	  The	  plan	  also	  recommended	  that	  the	  zoning	  code	  
prohibit	  20-­‐story	  building/residential	  projects	  (124	  dwelling	  unit	  per	  acre)	  since	  they	  
were	  “out	  of	  character	  in	  White	  Plains”	  and	  thought	  a	  maximum	  of	  48	  dwelling	  units	  per	  
acre	  was	  acceptable.	  Despite	  the	  negative	  discussion	  of	  the	  downtown	  area,	  the	  plan	  
considers	  this	  part	  of	  the	  City	  as	  one	  of,	  if	  not	  the	  most,	  significant	  opportunities	  for	  
development.	  	  
An	  overarching	  theme	  and	  value	  that	  was	  consistent	  between	  the	  1928	  and	  the	  
1962	  plan	  was	  the	  belief	  that	  planning	  is	  a	  continual	  process.	  The	  White	  Plains	  Department	  
of	  Planning	  thought	  that	  the	  comprehensive	  plan	  was	  only	  the	  beginning	  of	  the	  process	  and	  
that	  it	  was	  important	  to	  have	  a	  clear	  and	  cohesive	  vision	  for	  successful	  development,	  “...an	  
extensive	  redevelopment	  of	  large	  portions	  of	  the	  City	  will	  undoubtedly	  occur	  within	  the	  
next	  fifty	  years	  as	  older,	  obsolete	  areas	  are	  renewed.	  It	  is	  difficult	  to	  forecast	  and	  
coordinate	  random	  private	  development,	  and	  the	  City	  must	  safeguard	  itself	  against	  a	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piecemeal	  rebuilding	  which	  might,	  for	  example,	  leave	  an	  obsolete	  and	  uneconomical	  street	  
system	  not	  in	  accord	  with	  current	  standards”	  (Raymond	  &	  May	  Associates,	  1962).	  
	  
	  
1962	  Comprehensive	  Development	  Plan	  
Specific	  Objectives	   Principles	  for	  the	  Central	  Business	  District	  
1. There	  should	  be	  a	  variety	  of	  housing	  (in	  respect	  to	  
both	  lot	  size	  and	  types	  of	  homes	  and	  apartments)	  in	  
order	  to	  enable	  families	  with	  different	  tastes,	  
requirements	  and	  incomes	  to	  live	  in	  the	  City.	  
1. Adequate	  space	  is	  provided	  for	  ultimate	  expansion	  
as	  well	  as	  for	  the	  efficient	  operation	  of	  all	  
immediately	  developed	  establishments.	  
2. All	  dwellings	  should	  provide	  at	  least	  sufficient	  area,	  
privacy,	  comfort,	  and	  convenience	  to	  meet	  accepted	  
standards	  for	  healthy	  family	  living.	  
2. Easy	  access	  to	  the	  center	  is	  available	  over	  a	  
complete	  network	  of	  arterial	  streets	  and	  highways	  
serving	  the	  entire	  trading	  area.	  At	  the	  same	  time,	  
through	  traffic	  is	  not	  permitted	  to	  interfere	  with	  
retail	  activity,	  and	  is	  routed	  around	  the	  shopping	  
area.	  
3. Children	  growing	  up	  in	  White	  Plains	  should	  have	  the	  
opportunity	  to	  continue	  living	  and	  working	  there	  
after	  they	  grow	  up.	  
3. Efficient	  circulation	  is	  provided	  for	  in	  the	  shopping	  
area	  itself	  for	  cares,	  shoppers	  on	  foot,	  and	  trucks,	  
which	  supply	  the	  merchandise	  to	  be	  sold.	  These	  
circulation	  systems	  should	  be	  separate	  from	  each	  
other	  to	  the	  degree	  justified	  by	  the	  size	  of	  the	  center,	  
so	  that	  efficiency	  and	  appearance	  are	  improved	  and	  
hazards	  are	  decreased.	  This	  almost	  invariable	  
means	  that	  once	  the	  shopper	  reaches	  the	  shopping	  
precinct,	  he	  is	  no	  longer	  threatened	  or	  interfered	  
with	  in	  his	  movements	  by	  any	  vehicle.	  This	  is	  the	  
heart	  of	  the	  pedestrian	  shopping	  mall	  concept,	  so	  
popular	  in	  new	  shopping	  centers,	  and	  is	  the	  basis	  of	  
many	  recent	  plans	  for	  the	  rebuilding	  of	  existing	  
business	  districts.	  
4. While	  provision	  should	  be	  made	  for	  employment	  in	  
commerce,	  industry	  and	  the	  professions,	  these	  uses	  
should	  not	  be	  permitted	  to	  infringe	  upon,	  or	  detract	  
from,	  the	  character	  of	  residential	  uses.	  
4. Ample	  short-­‐term	  off-­‐street	  parking	  is	  provided	  
convenient	  to	  each	  establishment.	  In	  addition,	  more	  
distant	  large	  reserves	  for	  holiday	  shopping	  and	  all-­‐
day	  parking	  spaces	  for	  those	  who	  work	  in	  the	  
shopping	  area	  are	  also	  provided.	  
5. Plans	  for	  each	  major	  area	  of	  the	  City	  should	  provide	  
for	  people	  of	  varying	  ages	  and	  background	  to	  assure	  
that	  all,	  especially	  children,	  are	  exposed	  to	  some	  
range	  of	  social	  contacts	  and	  experiences,	  by	  
achieving	  maximum	  diversification	  in	  neighborhood	  
development.	  
5. One	  or	  more	  dominant	  retail	  establishments	  
(usually	  department	  stores)	  are	  provided.	  These	  
magnets,	  which	  attract	  shoppers,	  must	  be	  
supplemented	  by	  a	  full	  range	  of	  style	  and	  specialty	  
shops	  -­‐-­‐	  in	  short,	  a	  collection	  of	  establishments	  
including	  competing	  apparel	  and	  jewelry	  stores	  
such	  as	  already	  exists	  in	  downtown	  White	  Plains.	  
6. The	  widest	  possible	  range	  of	  educational	  and	  
recreational	  facilities	  should	  be	  provided	  to	  serve	  
adequately	  the	  needs	  of	  the	  community	  and	  to	  be	  so	  
located	  as	  to	  be	  easily	  accessible	  to	  all	  residents	  of	  
6. The	  retail	  facilities	  should	  be	  grouped	  in	  a	  compact,	  
uninterrupted	  arrangement.	  This	  facilitates	  
comparison	  shopping,	  leading	  to	  increased	  sales	  
volumes,	  and	  affords	  the	  greatest	  shopping	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their	  service	  areas.	   convenience.	  Thus,	  once	  the	  shopper	  parks,	  a	  
number	  of	  errands	  can	  be	  accomplished	  within	  
walking	  distance.	  This	  type	  of	  compact	  development	  
is	  often	  obtained	  by	  arranging	  retail	  facilities	  
around	  pedestrian	  malls.	  
7. Residential	  areas	  should	  be	  arranged	  so	  as	  to	  enable	  
those	  who	  desire	  to	  do	  so	  walk	  safely	  and	  pleasantly	  
to	  their	  friends	  and	  recreation	  or	  social	  activities.	  
7. All	  non-­‐retail	  businesses,	  such	  as	  manufacturing,	  
wholesaling,	  and	  automotive	  uses,	  which	  interrupt	  
continuous	  storefront	  layout,	  compete	  for	  street	  and	  
parking	  space,	  and	  detract	  from	  the	  appearance	  of	  a	  
retail-­‐trading	  center,	  should	  be	  excluded.	  
8. Traffic	  congestion	  should	  be	  prevented	  and	  reduced	  
through	  the	  provision	  of	  a	  coordinated	  system	  of	  
streets	  to	  serve,	  separately,	  the	  needs	  of	  through	  
and	  local	  traffic.	  
8. An	  attractive	  overall	  appearance	  should	  be	  achieved	  
through	  the	  provision	  of	  well	  designed	  and	  efficient	  
stores,	  harmonious	  architecture,	  order	  in	  
advertising	  and	  identification	  signs,	  and	  liberal	  
landscaping	  with	  trees,	  shrubs,	  flowers,	  and	  grass	  in	  
appropriate	  areas	  throughout	  the	  shopping	  and	  
parking	  areas.	  
9. Residential	  growth	  should	  be	  promoted	  at	  a	  rate,	  
which	  will	  prevent	  the	  overcrowding	  of	  schools,	  
recreation	  facilities,	  and	  other	  public	  institutions.	  
	  
10. The	  City	  should	  encourage	  and	  facilitate	  the	  
development	  of	  its	  central	  business	  district,	  so	  as	  to	  
better	  serve	  the	  local	  and	  regional	  trade	  area	  
population.	  In	  other	  areas,	  commercial	  development	  
should	  be	  encouraged	  for	  non-­‐retail	  activities	  and	  




Comprehensive	  Plan	  –	  1977	  
	  
	   The	  City	  of	  White	  Plains	  began	  preparing	  the	  1977	  Comprehensive	  Plan	  in	  1972,	  ten	  
years	  after	  the	  adoption	  of	  the	  1962	  plan.	  According	  to	  the	  1977	  plan,	  the	  previous	  plan	  
had	  been	  amended	  38	  times	  over	  the	  fifteen-­‐year	  timespan	  between	  comprehensive	  plans.	  
The	  planning	  process,	  however,	  began	  in	  1972	  as	  a	  result	  of	  a	  701-­‐Comprehensive	  
Planning	  and	  Management	  Grant	  from	  the	  United	  States	  Department	  of	  Housing	  and	  Urban	  
Development	  (White	  Plains	  Department	  of	  Planning,	  1977).	  The	  701	  program	  provided	  
White	  Plains	  with	  five	  planning	  grants	  for	  urban	  renewal	  planning	  and	  activities,	  eventually	  
leading	  to	  the	  creation	  of	  the	  1977	  plan.	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The	  overarching	  goal	  of	  this	  plan	  continues	  the	  values	  set	  forth	  in	  1962,	  “To	  
improve	  the	  quality	  of	  life	  for	  present	  and	  future	  residents	  of	  White	  Plains…This	  broad-­‐
based	  goal	  reaffirms	  the	  City’s	  commitment	  to	  maintaining	  a	  desirable	  environment	  for	  
living,	  working,	  enjoying	  leisure	  time	  and	  achieving	  personal	  and	  social	  aspirations”	  (White	  
Plains	  Department	  of	  Planning,	  1977).	  The	  plan,	  which	  like	  the	  1962	  plan	  provides	  analysis	  
for	  each	  of	  the	  City’s	  neighborhoods,	  is	  focused	  around	  a	  balanced	  approach	  to	  
development	  while	  ensuring	  the	  growth	  and	  continued	  success	  of	  retail	  and	  office	  uses.	  	  
Between	  1962	  and	  1977,	  planning	  values	  shift	  noticeably	  as	  the	  City	  expanded	  its	  
view	  on	  the	  downtown	  to	  include	  more	  residential	  uses,	  thus	  creating	  a	  mixed-­‐use	  
environment.	  This	  was	  significant	  in	  the	  development	  of	  White	  Plains	  because	  it	  provided	  
an	  alternative	  to	  increasing	  the	  density	  in	  the	  outer	  areas	  of	  the	  City	  either	  through	  new	  
residential	  construction	  (possibly	  on	  quasi-­‐public	  lands	  such	  as	  golf	  courses)	  or	  
conversions	  of	  single-­‐family	  homes,	  “The	  Land	  Use	  Plan	  designates	  a	  use	  to	  be	  known	  as	  
‘Regional	  Center’	  that	  would	  contain	  a	  mixture	  of	  land	  uses,	  including	  intense	  office	  and	  
retail	  spaces,	  medium-­‐high	  and	  high-­‐density	  housing,	  parking	  and	  transportation	  facilities,	  
public	  and	  private	  recreation	  and	  open	  spaces	  and	  quasi-­‐public	  and	  private	  institutions”	  
(White	  Plains	  Department	  of	  Planning,	  1977).	  While	  the	  1962	  plan	  was	  concerned	  that	  
residential	  uses	  would	  create	  problems,	  including	  increased	  traffic	  and	  the	  disruption	  of	  
shoppers	  on	  congested	  sidewalks,	  and	  people	  would	  not	  want	  to	  live	  around	  commercial	  
uses,	  this	  plan	  encouraged	  a	  more	  walkable,	  vibrant,	  and	  diverse	  downtown	  atmosphere,	  
“A	  wide	  variety	  of	  activities	  should	  take	  place	  in	  the	  Regional	  Center:	  employment,	  
shopping	  and	  conventions;	  financial,	  governmental,	  medical,	  legal,	  real	  estate	  and	  personal	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services,	  and	  leisure-­‐time,	  cultural,	  educational	  and	  religious	  pursuits”	  (White	  Plains	  
Department	  of	  Planning,	  1977).	  	  
In	  contrast	  to	  the	  1962	  plan,	  this	  plan	  recommends	  that	  the	  downtown	  should	  
accommodate	  not	  only	  automobiles,	  but	  also	  pedestrians,	  “As	  development	  occurs	  
incrementally	  in	  both	  the	  Central	  Renewal	  Area	  and	  the	  Central	  Business	  District,	  
functional	  and	  visually	  attractive	  
public	  open	  spaces,	  walkways	  and	  
plazas	  must	  be	  developed	  to	  link	  
major	  activity	  centers	  and	  provide	  
a	  human	  scale	  in	  the	  Regional	  
Center”	  (White	  Plains	  Department	  
of	  Planning,	  1977).	  	  While	  this	  
comprehensive	  plan	  was	  
essentially	  part	  of	  the	  urban	  
renewal	  program	  (via	  the	  701	  HUD	  
grant	  program),	  it	  is	  interesting	  
how	  the	  plan	  discusses	  the	  
development	  of	  the	  downtown	  
urban	  renewal	  areas	  that	  had	  been	  
cleared	  for	  large-­‐scale,	  superblock	  
redevelopment	  in	  a	  somewhat	  
Figure	  24:	  White	  Plains	  Retail	  Activity	  Pattern	  Plan,	  1977	  (White	  
Plains)	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hesitant	  tone.	  The	  buildings	  that	  were	  considered	  blighted	  in	  the	  urban	  renewal	  area	  
provided	  a	  sense	  of	  scale	  and	  walkability,	  albeit	  with	  deteriorating	  infrastructure,	  and	  were	  
being	  replaced	  with	  development	  that	  catered	  to	  the	  personal	  automobile.	  	  
This	  plan	  is	  concerned	  that	  the	  development	  of	  large	  shopping	  malls	  will	  hurt	  
smaller,	  local	  businesses	  and	  recommends	  that	  these	  areas	  be	  improved	  before	  they	  lose	  
their	  retail	  market	  share,	  “It	  is	  particularly	  important	  to	  reinforce	  and	  enhance	  the	  existing	  
strength	  of	  the	  CBD	  before	  the	  Cadillac-­‐Fairview	  Shopping	  Mall	  opens	  so	  that	  expected	  
competition	  from	  the	  mall,	  like	  that	  occurring	  from	  stores	  in	  the	  Specialty	  Retail	  Area	  and	  
Bloomingdale’s,	  does	  not	  overwhelm	  CBD	  merchants”	  (White	  Plains	  Department	  of	  
Planning,	  1977).	  The	  balance	  between	  department	  stores,	  shopping	  malls,	  and	  local	  
retailers	  was	  of	  major	  concern	  to	  the	  City	  during	  this	  time	  since	  the	  Cadillac-­‐Fairview	  
Shopping	  Mall,	  now	  known	  as	  “The	  Galleria,”	  as	  well	  as	  3,000	  new	  parking	  spots,	  were	  
occupying	  a	  superblock	  within	  in	  the	  urban	  renewal	  zone	  and	  was	  opening	  within	  months	  
of	  adopting	  the	  plan.	  	  	  
The	  ideal	  of	  creating	  a	  “strong,	  compact,	  and	  efficient	  Regional	  Center	  in	  the	  Core	  
area”	  through	  high-­‐density	  development,	  however,	  is	  new	  to	  this	  plan;	  this	  type	  of	  
development	  promotes	  multi-­‐modal	  choice	  and	  environmentally-­‐friendly	  growth,	  “New,	  
high-­‐density,	  Regional	  Center	  office	  development	  in	  the	  Central	  Renewal	  Area	  will	  permit	  a	  
more	  efficient	  use	  of	  scarce	  land	  resources,	  support	  services,	  and	  energy	  and	  will	  also	  
encourage	  the	  use	  of	  public	  transportation”	  (White	  Plains	  Department	  of	  Planning,	  1977).	  
At	  the	  time	  of	  this	  plan’s	  adoption,	  key	  pieces	  of	  the	  urban	  renewal	  program	  had	  already	  
been	  completed,	  including	  the	  construction	  of	  the	  Westchester	  Courthouse,	  White	  Plains	  
Library,	  White	  Plains	  Mall,	  and	  the	  Station	  Plaza	  I	  high-­‐rise	  residential	  building,	  however,	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there	  were	  numerous	  vacant	  parcels	  awaiting	  development	  around	  the	  new	  shopping	  mall	  
and	  train	  station.	  	  
The	  urban	  renewal	  program	  was	  developed	  in	  part	  as	  a	  response	  to	  substandard	  
and	  deteriorating	  housing	  in	  White	  Plains;	  this	  plan	  recommended	  that	  the	  City	  “continue	  
its	  policy	  of	  avoiding	  undue	  
concentrations	  of	  publicly-­‐assisted	  
housing	  in	  one	  or	  two	  locations”	  
(which	  had	  plagued	  cities	  such	  as	  
New	  York	  and	  Chicago)	  and	  that	  
should	  not	  be	  any	  new	  construction	  
of	  publically-­‐assisted	  housing	  over	  
the	  next	  three	  years	  (White	  Plains	  
Department	  of	  Planning,	  1977).	  The	  
moratorium	  on	  the	  construction	  of	  
publically	  assisted	  housing	  was	  in	  
response	  to	  the	  fact	  that	  “the	  vast	  
majority	  (82%)	  of	  Westchester	  
County’s	  publically	  assisted	  housing	  
is	  concentrated	  in	  a	  small	  number	  of	  
municipalities…”(White	  Plains	  Department	  of	  Planning,	  1977).	  Essentially,	  the	  City	  
believed	  that	  they	  had	  provided	  opportunities	  for	  residential	  growth	  and	  already	  has	  a	  high	  
concentration	  of	  the	  affordable	  housing	  in	  the	  County,	  “The	  City	  of	  White	  Plains	  believes	  
that	  for	  the	  most	  part	  the	  above-­‐cited	  municipalities	  (itself	  included)	  have	  supplied	  more	  
Figure	  25:	  Housing	  Activity	  Pattern	  Plan,	  1977	  (White	  Plains)	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than	  their	  fair	  share	  of	  Westchester	  County’s	  low-­‐	  and	  moderate	  income	  housing…”	  (White	  
Plains	  Department	  of	  Planning,	  1977).	  In	  this	  regard,	  the	  plan	  was	  recommending	  an	  area-­‐
wide	  “fair	  share”	  housing	  plan	  for	  all	  of	  Westchester	  County.	  	  
While	  the	  1977	  plan	  recommends	  that	  commercial	  growth	  should	  be	  located	  in	  the	  
downtown	  core	  area	  to	  “create	  and	  
strengthen	  White	  Plains	  as	  a	  regional	  
center,”	  it	  proposes	  residential	  and	  
office	  development	  in	  outer	  areas	  of	  
the	  City.	  This	  plan	  follows	  the	  1962	  
plan	  in	  that	  it	  proposes	  campus	  office	  
development	  along	  the	  Cross-­‐
Westchester	  Expressway	  and	  states	  
that	  this	  low-­‐intensity	  use	  should	  be	  
the	  primary	  commercial	  use	  in	  the	  
outer	  area.	  A	  new	  planning	  value	  
introduced	  is	  the	  concept	  of	  
residential	  cluster	  development.	  The	  
plan	  states	  that	  “new	  family-­‐oriented	  
housing	  is	  proposed	  for	  outer-­‐area	  
neighborhoods…”	  and	  that	  cluster	  housing	  development	  could	  be	  a	  strategy	  employed	  to	  
conserve	  open	  space.	  This	  is	  a	  significant	  shift	  in	  planning	  values	  in	  that	  the	  plan	  is	  
promoting	  a	  creative	  solution	  to	  promote	  growth	  and	  development	  of	  the	  residential	  
population	  while	  also	  heavily	  valuing	  a	  style	  of	  low	  impact	  development	  to	  protect	  valuable	  
Figure	  26:	  Rehabilitation	  &	  Maintenance	  Target	  Areas	  (Plan),	  
1977	  (White	  Plains)	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natural	  resources	  and	  open	  spaces.	  Previously,	  growth	  and	  conservation	  were	  separate,	  
and	  often	  conflicting,	  values.	  
The	  1977	  plan	  also	  stresses	  the	  importance	  of	  phasing	  throughout	  the	  planning	  and	  
decision	  making	  processes.	  The	  implementation	  of	  improvements	  and	  growth	  of	  
Westchester	  County’s	  downtown	  for	  residential,	  retail,	  and	  office	  use	  needed	  to	  be	  
implemented	  in	  a	  logical	  fashion	  in	  which	  each	  aspect	  of	  development	  worked	  together	  as	  
the	  plan	  states,	  “Uncoordinated	  and	  rapid	  growth	  in	  the	  commercial	  sector	  could	  leave	  the	  
City	  physically	  or	  financially	  unable	  to	  provide	  required	  services	  or	  facilities.	  Also	  an	  
excessive	  rate	  of	  housing	  development	  in	  the	  absence	  of	  commercial	  growth	  could	  place	  
undue	  financial	  burdens	  on	  the	  City	  and	  the	  property	  tax	  rate”	  (White	  Plains	  Department	  of	  
Planning,	  1977).	  This	  recommendation	  was	  provided	  to	  ensure	  that	  all	  aspects	  of	  the	  
regional	  center	  “complement	  and	  mutually	  reinforce	  each	  other	  and	  cause	  no	  conflict	  in	  
terms	  of	  the	  overall	  quality	  of	  life”	  (White	  Plains	  Department	  of	  Planning,	  1977).	  
	  
	  
1977	  Guiding	  Policies	  and	  Program	  Proposals	  
	  
1. Direct	  regional	  commercial	  growth	  to	  the	  Core	  Area	  and	  thus	  create	  and	  strengthen	  
White	  Plains	  as	  a	  Regional	  Center.	  
2. Preserve	  and	  upgrade	  the	  Fringe-­‐Area	  residential	  neighborhoods	  
3. Maintain	  the	  low-­‐density	  residential	  character	  and	  scale	  of	  the	  Outer-­‐Area	  
neighborhoods	  
4. Meet	  the	  housing	  needs	  for	  the	  existing	  residents	  and	  a	  ‘fair-­‐share’	  of	  the	  region’s	  
current	  and	  future	  housing	  needs	  
5. Provide	  a	  high	  level	  of	  public	  services	  and	  community	  facilities	  
6. Preserve	  and	  enhance	  the	  many	  natural	  resources	  and	  quality	  of	  ‘spaciousness’	  
which	  exist	  in	  White	  Plains	  
7. Ensure	  that	  the	  dual	  roles	  of	  White	  Plains	  as	  a	  regional	  center	  and	  as	  a	  place	  to	  live	  
complement	  and	  mutually	  reinforce	  each	  other	  and	  cause	  no	  conflict	  in	  terms	  of	  the	  
overall	  quality	  of	  life.	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1997	  Comprehensive	  Plan	  (with	  2006	  revisions)	  
	  
The	  1997	  comprehensive	  plan	  was	  adopted	  twenty	  years	  after	  its	  predecessor	  in	  
1977,	  reflecting	  the	  great	  deal	  of	  development	  and	  change	  throughout	  White	  Plains,	  
Westchester	  County,	  and	  the	  United	  States.	  The	  2006	  revision	  to	  this	  plan	  updated	  some	  of	  
the	  City’s	  views	  and	  values	  in	  
response	  to	  changing	  
preferences	  at	  the	  turn	  of	  the	  
century	  as	  well	  as	  to	  the	  City’s	  
high	  vacancy	  rate	  in	  the	  mid	  to	  
late	  1990s.	  	  
The	  1997	  plan	  was	  
consistent	  with	  both	  the	  1962	  
and	  1977	  plans	  in	  that	  it	  defined	  
White	  Plains	  as	  a	  regional	  center	  
and	  therefore	  focused	  on	  the	  
growth	  of	  the	  downtown	  areas,	  
“White	  Plains’	  primary	  planning	  
focus	  for	  almost	  30	  years	  has	  
been	  on	  renewal,	  redevelopment,	  
and	  improvement	  of	  the	  Core	  Area”	  (White	  Plains	  Department	  of	  Planning,	  2006)	  While	  
urban	  renewal	  activities	  were	  organized	  through	  the	  White	  Plains	  Urban	  Renewal	  Agency,	  
the	  1997	  plan	  determined	  that	  the	  City’s	  tradition	  “as	  a	  retail	  and	  office	  market	  center”	  was	  
a	  competitive	  edge	  over	  other	  municipalities	  in	  the	  region.	  
Figure	  27:	  Current	  Land	  Use	  in	  White	  Plains	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Unlike	  the	  1977	  plan,	  the	  1997	  plan,	  as	  well	  as	  the	  2006	  revisions,	  respond	  directly	  
to	  recommendations	  and	  strategies	  from	  the	  previous	  plan.	  By	  directly	  mentioning	  how	  the	  
new	  plan	  or	  revision	  was	  similar	  or	  dissimilar	  to	  its	  predecessor,	  the	  City	  was	  reflecting	  on	  
whether	  or	  not	  past	  planning	  decisions	  reflected	  present-­‐day	  values.	  Even	  though	  the	  
emphasis	  on	  retail	  and	  office	  
development	  as	  an	  indicator	  of	  
economic	  success	  transcends	  all	  
three	  modern	  comprehensive	  
plans,	  the	  way	  in	  which	  the	  City	  
deals	  with	  this	  issue	  evolves	  
over	  four	  decades	  of	  continual	  
planning.	  
In	  1997,	  the	  
comprehensive	  plan	  anticipated	  
the	  retail	  market	  to	  remain	  
strong,	  which	  was	  important	  
because	  it	  was	  a	  large	  
component	  of	  the	  City’s	  tax	  
base.	  The	  construction	  of	  new	  
malls	  replaced	  aging	  branch	  department	  stores,	  thus	  maintaining	  White	  Plains’	  legacy	  as	  a	  
retail	  hub.	  However,	  the	  1997	  plan	  recognized	  that	  the	  superblock,	  single-­‐use	  development	  
that	  was	  encouraged	  through	  urban	  renewal	  in	  the	  downtown	  core	  left	  the	  City	  with	  little	  
evening	  activity.	  While	  it	  was	  discussed	  in	  the	  1977	  plan,	  the	  1997	  plan	  and	  2006	  revisions	  
Figure	  28:	  Current	  Land	  Use	  in	  Downtown	  White	  Plains	  
	   61	  
heavily	  value	  mixed-­‐use	  development,	  “Continued	  emphasis	  on	  mixing	  downtown	  
residential	  development	  will	  (1)	  help	  keep	  the	  City	  “alive”	  seven	  days	  a	  week,	  (2)	  enhance	  
White	  Plains’	  image	  as	  a	  city,	  and	  (3)	  constitute	  an	  important	  market	  segment	  for	  retail”	  
(White	  Plains	  Department	  of	  Planning,	  2006).	  Mixed-­‐use	  development	  in	  the	  downtown	  
area	  was	  not	  valued	  at	  all	  in	  the	  
1962	  plan,	  which	  thought	  that	  it	  
would	  provide	  for	  a	  poor	  
shopping	  and	  living	  
environment.	  	  
Instead,	  the	  1997	  plan,	  
supported	  even	  more	  by	  the	  
2006	  revision,	  recommended	  
that	  mixed-­‐use	  development	  was	  
necessary	  to	  support	  the	  retail	  
and	  office	  activities	  of	  the	  
downtown,	  “The	  1997	  Plan	  
continues	  to	  recommend	  
expansion	  of	  a	  mixture	  of	  office	  
and	  retail	  uses,	  but	  adds	  a	  
stronger	  emphasis	  on	  residential	  than	  was	  contained	  in	  the	  1977	  Plan”	  (White	  Plains	  
Department	  of	  Planning,	  2006).	  The	  2006	  revision	  was	  very	  critical	  of	  the	  1997	  plan	  since	  
it	  made	  a	  projection	  for	  increased	  office	  and	  retail	  space	  without	  examining	  the	  high	  office	  
vacancy	  rate,	  “Vacancy	  rates	  were	  over	  30%	  at	  the	  time	  the	  Plan	  was	  accepted”	  (White	  
Figure	  29:	  Downtown	  White	  Plains:	  Government	  &	  Commercial	  Seat	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Plains	  Department	  of	  Planning,	  2006).	  Vacancies	  occurring	  not	  only	  in	  the	  downtown,	  but	  
also	  in	  the	  campus	  office	  parks	  in	  the	  outer	  area	  of	  the	  city	  along	  the	  Cross-­‐Westchester	  
Expressway.	  Instead	  of	  requiring	  additional	  office	  space,	  as	  recommended	  in	  the	  1997	  plan,	  
new	  firms	  were	  able	  to	  move	  into	  existing	  buildings,	  “This	  re-­‐occupancy	  of	  upgraded	  office	  
space	  and	  the	  redevelopment	  of	  retail	  on	  formerly	  weak	  performing	  sites,	  with	  a	  significant	  
increase	  in	  office	  and	  retail	  performance,	  is	  the	  classic	  model	  of	  urban	  revitalization,	  as	  
opposed	  to	  urban	  sprawl”	  (White	  Plains	  Department	  of	  Planning,	  2006).	  As	  a	  result,	  the	  
2006	  revisions	  reflected	  that	  businesses	  and	  residents	  wanted	  to	  be	  located	  near	  mass	  
transit,	  in	  adaptable	  buildings,	  and	  around	  a	  mix	  of	  uses.	  These	  mix	  of	  uses	  no	  longer	  
limited	  the	  downtown	  area	  to	  large	  shopping	  malls	  and	  one-­‐occupant	  offices,	  rather,	  the	  
1997	  plan	  and	  2006	  revision	  believed	  that	  the	  growth	  of	  specific	  industry	  types,	  such	  as	  
health,	  education,	  finance,	  and	  law	  would	  help	  create	  a	  diverse	  business	  environment.	  The	  
plan	  and	  revision	  also	  recognized	  that	  even	  though	  non-­‐for-­‐profit	  institutions,	  such	  as	  
hospitals	  and	  colleges,	  did	  not	  provide	  tax	  revenue	  for	  the	  City,	  that	  these	  industries	  would	  
support	  other	  local	  sectors.	  In	  reaction	  to	  the	  high	  retail	  and	  office	  vacancy	  rates,	  the	  2006	  
revision	  viewed	  housing,	  particularly	  in	  the	  downtown	  area,	  as	  a	  was	  to	  diversify	  the	  City’s	  
economic	  base.	  	  
The	  1997	  plan,	  in	  comparison	  to	  the	  1977,	  plan	  put	  a	  greater	  value	  on	  
recommending	  the	  types	  and	  locations	  of	  residential	  development	  throughout	  the	  City.	  In	  
this	  regard,	  housing	  was	  looked	  at	  as	  a	  whole,	  rather	  than	  limited	  to	  one	  particular	  
neighborhood	  by	  recommending,	  “residential	  development	  focused	  on	  controlled	  growth	  
which	  can:	  (1)	  reach	  a	  middle-­‐income	  market;	  (2)	  preserve	  neighborhoods	  through	  
design/development	  consistent	  with	  market	  demand	  and	  neighborhood	  characteristics;	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and	  (3)	  capitalize	  on	  the	  competitive	  housing	  market	  advantages	  which	  White	  Plains	  
offers”	  (White	  Plains	  Department	  of	  Planning,	  2006).	  Between	  1977	  and	  1997,	  high-­‐rise	  
condominiums,	  rentals,	  apartments,	  and	  senior	  living	  were	  constructed	  in	  the	  downtown	  
area,	  the	  majority	  near	  the	  train	  station	  (TransCenter).	  Since	  the	  1997	  plan,	  luxury	  
condominiums	  at	  the	  Ritz-­‐Carlton	  and	  City	  Center’s	  Trump	  Tower	  have	  also	  provided	  new	  
types	  of	  residential	  units	  (as	  well	  as	  some	  affordable	  units).	  	  
Despite	  the	  emphasis	  on	  high-­‐priced	  residential	  high-­‐rises,	  the	  1997	  plan	  
recommended	  zoning	  amendments	  (which	  were	  accomplished	  in	  2001)	  to	  provide	  for	  
multifamily	  housing	  and	  ground-­‐floor	  retail	  uses,	  “to	  encourage	  the	  construction	  of	  
additional	  multifamily	  housing	  in	  downtown	  White	  Plains	  serving	  a	  variety	  of	  income	  
groups	  for	  both	  rental	  and	  ownership,	  and	  focusing	  on	  the	  needs	  of	  young	  professionals,	  
seniors,	  and	  others	  who	  would	  benefit	  from	  proximity	  to	  restaurants,	  shops,	  employment	  
opportunities,	  cultural	  facilities	  and	  transportation”	  (White	  Plains	  Department	  of	  Planning,	  
2006).	  Between	  1977	  and	  2006,	  the	  shift	  in	  values	  to	  support	  residential	  uses	  in	  the	  city	  
core	  was	  evident	  in	  White	  Plains	  shifting	  from	  being	  a	  “historically	  weak”	  place	  for	  
entertainment	  and	  supermarkets	  to	  approving	  a	  large	  cinema,	  which	  helped	  local	  
restaurants	  and	  bars,	  and	  multiple	  supermarkets.	  The	  1977	  plan	  recommended	  a	  
moratorium	  on	  public	  housing	  construction	  and	  the	  1997	  plan	  recommended	  the	  
maintenance	  and	  protection	  of	  existing	  housing	  while	  requiring	  “affordable	  housing”	  from	  
private	  developers,	  depending	  on	  market	  conditions.	  Regardless	  of	  the	  recommendations	  
in	  the	  comprehensive	  plans	  concerning	  any	  type	  of	  project,	  including	  affordable	  housing,	  
changes	  in	  regulations,	  zoning	  ordinances,	  and	  federal	  and	  local	  budgeting	  are	  required	  for	  
successful	  implementation.	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1997	  Land	  Use	  Vision	  Statement	  
The	  vision	  for	  the	  future	  form	  of	  White	  Plains	  is	  one	  of	  a	  suburban	  city	  with	  a	  
vibrant	  and	  healthy	  Core	  Area	  that	  combines	  places	  to	  work,	  live	  and	  shop	  in	  
a	  well-­‐designed	  urban	  setting;	  high-­‐quality	  residential	  neighborhoods	  of	  
diverse	  character	  and	  densities;	  aesthetically	  appealing	  corridors,	  some	  
characterized	  by	  an	  open	  space	  quality	  and	  others	  by	  commercial	  vitality;	  
and	  major	  properties	  developed	  to	  complement	  the	  surrounding	  
neighborhoods	  and	  preserve	  significant	  environmental	  and	  open	  space	  
resources.	  	  
	  
The	  Plan	  recommendations	  call	  for	  balancing,	  maintaining	  and	  strengthening	  
the	  City's	  economic	  sectors	  through	  selective	  support	  of	  additional	  
commercial	  development	  and	  support	  for	  more	  limited	  residential	  
development	  than	  was	  recommended	  in	  the	  previous	  plan.	  The	  Plan	  
emphasizes	  that	  the	  Core	  Area	  should	  remain	  the	  commercial	  and	  retail	  hub	  
of	  Westchester	  County,	  while	  also	  containing	  vibrant	  residential	  areas	  and	  
limiting	  negative	  impacts	  on	  surrounding	  Close-­‐In	  Area	  neighborhoods.	  
Ownership	  and	  rental	  housing	  opportunities	  in	  White	  Plains	  should	  be	  
directed	  toward	  the	  rehabilitation	  of	  the	  existing	  housing	  stock	  and	  the	  
creation	  of	  a	  variety	  of	  new	  housing	  opportunities	  for	  senior	  citizens	  and	  
middle	  income	  families.	  	  
	  
Greater	  regional	  cooperation	  and	  intergovernmental	  coordination	  are	  
encouraged	  to	  address	  critical	  regional	  issues	  such	  as	  transportation	  and	  
housing.	  For	  assisted	  housing	  and	  housing	  for	  populations	  with	  special	  
needs,	  the	  Plan	  recommends	  a	  more	  equitable	  distribution	  throughout	  the	  
county,	  acknowledging	  the	  amount	  of	  such	  housing	  already	  accommodated	  
in	  each	  community.	  
2006	  Addition:	  
Downtown	  residential	  development	  has	  become,	  and	  will	  continue	  to	  be,	  a	  
major	  economic	  tool	  for	  the	  City	  to	  create	  a	  truly	  livable,	  “walkable”	  urban	  
environment	  with	  a	  24/7	  character	  which	  supports	  the	  other	  two	  major	  
economic	  generators	  -­‐	  office	  and	  retail.	  Demand	  will	  be	  strong	  for	  downtown	  
housing	  and	  moderately	  priced	  housing	  at	  any	  location.	  New	  residential	  
demand	  will	  remain	  highly	  sensitive	  to	  the	  interest	  rate	  market.	  	  
Population	  Projections	  
	  
	   Each	  of	  the	  three	  comprehensive	  plans	  produced	  by	  the	  City	  of	  White	  Plains	  is	  
different	  in	  how	  they	  approach	  population	  projections.	  The	  1962	  and	  1977	  plans	  provide	  a	  
horizon	  year	  (2012	  and	  1990,	  respectively)	  while	  the	  1997/2006	  plan	  does	  not	  have	  a	  
horizon	  year.	  Furthermore,	  the	  1962	  and	  1977	  plans	  provide	  population	  projections	  for	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their	  specific	  horizon	  years.	  In	  1962,	  three	  types	  of	  projections	  were	  created:	  a	  maximum	  
projection	  developed	  by	  Westchester	  County	  under	  the	  (at	  the	  time)	  present	  zoning	  
ordinance,	  a	  projection	  based	  on	  vacant	  land	  developed	  by	  the	  City,	  and	  a	  realist	  potential	  
projection	  developed	  by	  the	  City	  under	  the	  (at	  the	  time)	  existing	  zoning	  ordinance.	  The	  
1977	  plan	  only	  provides	  a	  population	  projection	  based	  on	  the	  principles	  determined	  in	  the	  
plan.	  The	  1997	  plan	  contained	  a	  projection	  from	  a	  previous	  report	  developed	  in	  1995	  by	  
the	  Arthur	  Andersen	  Real	  Estate	  Services	  Group.	  	  
	   Comprehensive	  plans	  rely	  heavily	  on	  quantitative	  data	  to	  make	  recommendations	  
on	  future	  housing,	  public	  services,	  transportation,	  and	  infrastructure	  needs.	  Since	  this	  type	  
of	  planning	  activity	  utilizes	  data,	  the	  plan	  is	  only	  as	  good	  as	  the	  quality	  of	  the	  data.	  The	  City	  
of	  White	  Plains	  utilized	  various	  horizon	  times	  for	  each	  of	  the	  past	  three	  comprehensive	  
plans,	  but	  they	  each	  made	  planning	  decisions	  based	  on	  residential,	  office,	  and	  retail	  growth.	  
These	  types	  of	  projections	  are	  difficult,	  though	  they	  are	  important	  because	  they	  provide	  
municipalities	  with	  an	  estimate	  of	  how	  much	  needs	  to	  be	  done	  to	  support	  a	  future	  
population.	  In	  the	  case	  of	  White	  Plains,	  the	  population	  projections	  were	  close	  to	  the	  actual	  
populations,	  as	  determined	  by	  the	  United	  States	  Census,	  but	  were	  often	  made	  so	  far	  in	  
advance	  that	  it	  would	  be	  difficult	  to	  predict	  the	  needs	  and	  planning	  values	  of	  the	  future.	  
Accurate	  population	  projections	  in	  comprehensive	  plans	  should	  not	  determine	  whether	  a	  
plan	  is	  of	  high	  quality,	  rather	  the	  projections	  are	  an	  example	  of	  how	  planners	  should	  refer	  
to	  and	  learn	  from	  previous	  plans	  and	  projections	  to	  better	  improve	  planning	  activities	  and	  
implementation.	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Creating	  an	  “Edge	  City”	  
	  
	   In	  his	  1991	  book,	  Edge	  Cities:	  Life	  on	  the	  New	  Frontier,	  Joel	  Garreau	  introduced	  the	  
concept	  of	  “Edge	  Cities,”	  “I	  have	  come	  to	  call	  these	  new	  urban	  centers	  Edge	  Cities.	  Cities,	  
because	  they	  contain	  all	  the	  functions	  a	  city	  ever	  has,	  albeit	  in	  a	  spread-­‐out	  form	  that	  few	  
have	  come	  to	  recognize	  for	  what	  it	  is.	  Edge,	  because	  they	  are	  a	  vigorous	  world	  of	  pioneers	  
and	  immigrants,	  rising	  far	  from	  the	  old	  downtowns,	  where	  little	  save	  villages	  or	  farmland	  
lay	  only	  thirty	  years	  before.”	  In	  his	  book,	  he	  described	  the	  City	  of	  White	  Plains	  as	  an	  “Edge	  
City”	  since	  it	  met	  his	  specific	  set	  of	  criteria:	  
	  
Any	  place	  that	  has:	  
1. Has	  five	  million	  square	  feet	  or	  more	  of	  leasable	  office	  space	  
2. Has	  600,000	  square	  feet	  or	  more	  of	  leasable	  retail	  space	  
3. Has	  more	  jobs	  than	  bedrooms	  
4. Is	  perceived	  by	  the	  population	  as	  one	  place	  (a	  regional	  end	  
destination	  that	  “has	  it	  all”	  from	  jobs,	  to	  shopping,	  to	  entertainment)	  
5. Was	  nothing	  like	  “city”	  as	  recently	  as	  thirty	  years	  ago	  
a. Then,	  it	  was	  just	  bedrooms,	  if	  not	  cow	  pastures.	  
	   By	  observing	  the	  historical	  development	  of	  the	  City	  of	  White	  Plains,	  as	  well	  as	  its	  
three	  comprehensive	  plans,	  the	  City	  developed	  into	  an	  “Edge	  City”	  not	  by	  accident,	  but	  
rather	  purposefully.	  The	  City’s	  comprehensive	  plans	  have	  focused	  on	  retail	  and	  office	  
development	  in	  the	  downtown	  area	  in	  order	  to	  achieve	  the	  vision	  held	  by	  both	  the	  City	  and	  
the	  County	  that	  White	  Plains	  should	  be	  the	  downtown	  of	  Westchester	  County.	  White	  Plains,	  
as	  a	  result,	  has	  had	  numerous	  shopping	  malls	  developed,	  which	  was	  based	  on	  the	  planning	  
values	  that	  the	  City	  has	  had	  for	  fifty	  years.	  While	  Garreau	  and	  others	  may	  disagree	  and	  
advocate	  for	  less	  shopping	  malls	  and	  more	  mixes	  of	  uses,	  White	  Plains	  has	  had	  a	  consistent	  
vision	  that	  it	  has	  adhered	  to.	  	  Garreau	  describes	  the	  construction	  of	  shopping	  malls	  as	  the	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“mall-­‐ing	  of	  America”	  and	  that	  “malls	  usually	  function	  as	  the	  village	  squares	  of	  these	  new	  
hubs.”	  Since	  values	  have	  shifted	  away	  from	  the	  “mall-­‐ing	  of	  America,”	  White	  Plains,	  through	  
its	  latest	  comprehensive	  plan	  and	  plan	  revisions,	  has	  tried	  to	  leverage	  its	  existing	  
infrastructure	  and	  large	  retail	  and	  office	  structures	  with	  new	  development	  that	  encourages	  
a	  mix	  of	  uses,	  walkability,	  open	  space,	  and	  the	  environment.	  Even	  though	  values	  may	  shift	  
over	  time,	  comprehensive	  planning	  should	  take	  into	  account	  that	  development	  and	  
strategies	  implemented	  over	  different	  periods	  of	  time	  need	  to	  work	  together.	  This	  ideal	  is	  a	  
shift	  from	  urban	  renewal	  since	  that	  type	  of	  project	  cleared	  large	  parcels	  of	  land	  instead	  of	  
implementing	  strategies	  to	  work	  with	  certain	  viable	  pieces	  infrastructure.	  
	  
	  
Westchester	  and	  White	  Plains	  Plan	  Alignment	  
	  
As	  Westchester	  has	  grown,	  so	  has	  White	  Plains.	  Since	  the	  Colonists	  settled	  in	  
Westchester	  in	  the	  late	  1600s,	  the	  histories	  of	  the	  development	  of	  both	  governments	  have	  
been	  interconnected.	  Acknowledged	  by	  both	  the	  County	  and	  the	  City,	  White	  Plains	  has	  been	  
considered	  to	  be	  the	  “downtown”	  of	  Westchester	  County.	  While	  White	  Plains,	  like	  all	  local	  
municipalities	  in	  New	  York	  State,	  has	  the	  power	  of	  “Home	  Rule,”	  the	  City’s	  comprehensive	  
plans	  have	  generally	  followed	  the	  principles	  for	  growth	  recommended	  by	  the	  Westchester	  
County	  Department	  of	  Planning.	  	  
In	  its	  1962	  plan,	  White	  Plains	  recognized	  the	  County	  for	  its	  efforts	  in	  controlling	  
growth	  patterns,	  “Westchester	  County	  has	  always	  been	  among	  the	  leading	  advocates	  of	  
good	  planning	  and	  zoning.	  This	  has	  enabled	  the	  County	  to	  regulate	  its	  growth	  much	  more	  
effectively	  than	  other,	  perhaps	  equally	  desirable,	  areas	  in	  the	  region”	  (Raymond	  &	  May	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Associates,	  1962).	  The	  alignment	  of	  both	  planning	  activities	  was	  important	  because	  the	  
County	  has	  continually	  emphasized,	  in	  one	  form	  or	  another,	  growth	  in	  concentrated	  
centers	  along	  established	  corridors	  and	  White	  Plains	  expected	  its	  retail	  and	  office	  activities	  
to	  expand	  to	  meet	  the	  needs	  of	  an	  increasing	  County	  population. 
	   Westchester	  County’s	  five	  distinctive	  forms	  of	  development,	  as	  defined	  in	  “Urban	  
Form”	  (1975),	  were	  created	  to	  apply	  throughout	  the	  entire	  county;	  however,	  all	  five	  
typologies	  were,	  and	  continue	  to	  be,	  found	  in	  the	  City	  of	  White	  Plains.	  While	  the	  County	  
provided	  general	  countywide	  recommendations	  and	  strategies,	  the	  City	  utilized	  many	  of	  
those	  strategies	  at	  the	  specific	  neighborhood	  level.	  Each	  of	  the	  three	  comprehensive	  plans	  
for	  White	  Plains	  provided	  specific	  neighborhood-­‐level	  land	  use	  recommendations;	  in	  
general,	  the	  neighborhoods	  outside	  of	  the	  core	  area	  were	  identified	  as	  predominantly	  low-­‐
density	  residential.	  This	  protection	  of	  neighborhoods	  aligns	  with	  “Patterns”	  and	  
“Westchester	  2025”	  since,	  in	  these	  plans,	  the	  County	  encourages	  communities	  to	  define	  
their	  neighborhoods	  as	  well	  as	  their	  desired	  character.	  Consistent	  with	  County	  
comprehensive	  plans,	  White	  Plains	  has	  focused	  development,	  for	  the	  most	  part,	  in	  a	  
concentrated	  area	  in	  its	  downtown.	  	  
White	  Plains	  is	  once	  again	  identified	  as	  a	  “Major	  Center”	  in	  “Patterns	  for	  
Westchester,”	  emphasizing	  that	  “downtown	  revitalization	  is	  essential	  to	  their	  economic	  
viability”	  (Westchester	  County	  Planning	  Board,	  1996).	  All	  three	  comprehensive	  plans	  
adopted	  by	  the	  City	  focus	  on	  downtown	  revitalization;	  this	  consistency	  is	  especially	  
important	  as	  White	  Plains	  applied	  for	  grants	  and	  other	  federal	  money	  for	  their	  urban	  
renewal	  with	  the	  belief	  that	  they	  were	  not	  only	  acting	  in	  the	  best	  interests	  of	  the	  City	  but	  in	  
the	  County’s	  as	  well,	  since	  “Patterns”	  stated	  that	  the	  “redevelopment	  and	  revitalization”	  of	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established	  urban	  centers	  throughout	  the	  County,	  including	  White	  Plains,	  are	  “critical	  to	  
Westchester’s	  well-­‐being”	  (Westchester	  County	  Planning	  Board,	  1996).	  
	  The	  County	  also	  used	  White	  Plains	  as	  an	  example	  of	  where	  growth	  should	  take	  
place,	  “White	  Plains	  has	  a	  central	  location	  and	  excellent	  transportation	  facilities.	  The	  city	  is	  
likely	  to	  expand	  its	  role	  as	  a	  service	  and	  retail	  hub”	  (Westchester	  County	  Planning	  Board,	  
1996).	  The	  1997	  White	  Plains	  Comprehensive	  Plan	  indicated	  that	  the	  Central	  Renewal	  
Project	  included	  the	  construction	  of	  a	  “multi-­‐modal”	  transportation	  facility,	  which	  serves	  
Metro-­‐North	  Railroad,	  Bee-­‐Line	  bus	  system,	  taxis,	  shuttle	  busses,	  and	  commuter	  parking.	  
The	  White	  Plains	  TransCenter,	  in	  addition	  to	  the	  highway	  and	  road	  network	  linking	  the	  City	  
to	  the	  rest	  of	  the	  County,	  was	  believed	  in	  the	  1997	  plan	  to	  support	  service	  and	  retail	  
activities	  in	  White	  Plains.	  
The	  topic	  of	  campus	  office	  development	  outside	  of	  the	  City’s	  downtown	  area	  has	  not	  
always	  had	  alignment	  between	  the	  plans	  of	  the	  City	  and	  County,	  however	  White	  Plains	  and	  
Westchester	  currently	  have	  similar	  planning	  values	  regarding	  this	  type	  of	  land	  use.	  While	  
campus	  office	  park	  development	  along	  the	  Cross-­‐Westchester	  Expressway	  and	  
Westchester	  Avenue	  had	  been	  promoted	  in	  the	  City’s	  1962	  and	  1977	  plans,	  and	  
continuously	  developed	  into	  the	  early	  1980s,	  the	  County’s	  planning	  efforts	  has	  discouraged	  
and	  warned	  against	  this	  type	  of	  land	  use.	  The	  1997	  plan	  by	  the	  City	  acknowledged	  the	  
decline	  of	  office	  park	  development,	  as	  vacancy	  rates	  continued	  to	  rise	  in	  the	  1990s,	  and	  
refocused	  development	  in	  their	  downtown,	  “Do	  not	  expand	  or	  increase	  commercial	  
development	  potential	  of	  existing	  campus	  office	  area.	  Develop	  land	  use	  regulations	  to	  
permit	  adaptive	  reuse	  of	  campus	  office	  sites	  with	  uses	  that	  do	  not	  compete	  with	  Core	  Area	  
uses	  and	  are	  compatible	  with	  surrounding	  uses”	  (White	  Plains	  Department	  of	  Planning,	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2006).	  This	  is	  a	  significant	  shift	  in	  planning	  since	  White	  Plains	  makes	  it	  clear	  that	  office	  and	  
commercial	  development	  cannot	  occur	  while	  also	  promoting	  higher	  density	  in	  the	  
downtown	  area;	  this	  change	  in	  planning	  values	  reflects	  the	  current	  vision	  of	  planning	  the	  
City	  as	  a	  whole,	  rather	  than	  putting	  a	  large	  focus	  (and	  dependence)	  on	  one	  downtown	  area	  
of	  White	  Plains.	  The	  County’s	  “Patterns”	  and	  “Westchester	  2025”	  supports	  the	  
redevelopment	  of	  office	  parks	  and	  encourages	  flexibility	  due	  to	  the	  changing	  economy,	  “It	  
should	  be	  anticipated	  that	  there	  will	  be	  proposals	  in	  the	  future	  to	  redevelop	  campus	  office	  
parks,	  institutional	  properties	  and	  areas	  of	  concentrated	  small	  manufacturing	  and	  light	  
industrial	  businesses	  due	  to	  changes	  in	  the	  economics	  of	  such	  properties”	  (Westchester	  
County	  Planning	  Board,	  2010).	  An	  example	  of	  flexibility	  in	  land	  use	  decisions	  is	  evident	  in	  a	  
report	  produced	  in	  2008	  by	  the	  Westchester	  County	  Department	  of	  Planning	  entitled,	  
“Office	  Park	  Housing:	  Adapting	  Underutilized	  Office	  Parks	  for	  Housing.”	  
While	  housing,	  as	  previously	  discussed,	  has	  been	  a	  controversial	  topic	  in	  White	  
Plains	  and	  Westchester	  County,	  both	  entities	  have	  included	  it	  in	  their	  comprehensive	  plans	  
throughout	  the	  years.	  Alignment	  and	  values	  have	  shifted	  since	  the	  1960s	  in	  regards	  to	  
where	  neighborhoods	  should	  be	  protected	  from	  development	  and	  where	  affordable	  
housing	  should	  be	  located,	  though	  there	  has	  been	  acknowledgment	  by	  both	  the	  City	  and	  the	  
County	  that	  a	  variety	  of	  housing	  is	  generally	  necessary.	  	  
	   The	  comprehensive	  plans	  of	  the	  City	  of	  White	  Plains,	  for	  the	  most	  part,	  have	  aligned	  
with	  the	  shifting	  trends	  and	  values	  of	  Westchester	  County.	  Most	  importantly,	  both	  sets	  of	  
comprehensive	  plans	  have	  agreed	  that	  planning	  is	  a	  continual,	  on-­‐going	  process	  that	  must	  
be	  adjusted	  depending	  on	  numerous	  social,	  political,	  and	  economic	  factors.	  While	  often	  in	  
agreement,	  both	  municipalities	  need	  to	  continue	  these	  types	  of	  planning	  exercises	  to	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ensure	  that	  planning,	  land	  use	  decisions,	  and	  development	  is	  occurring	  in	  a	  fashion	  
consistent	  with	  their	  visions,	  as	  well	  as	  the	  regional	  need.	  
The	  Impact	  of	  Planning	  Decisions	  on	  White	  Plains	  
	  
Since	  the	  early	  1900s,	  the	  development	  of	  White	  Plains	  has	  been	  guided	  by	  
comprehensive	  planning	  documents,	  which	  served	  as	  long-­‐range	  visions	  for	  what	  
residents,	  businesses,	  and	  officials	  wanted	  their	  city	  to	  become.	  It	  is	  easy	  to	  ask	  whether	  
those	  comprehensive	  plans	  have	  been	  successful,	  but	  it	  is	  difficult	  question	  to	  answer;	  like	  
comprehensive	  planning,	  the	  level	  of	  a	  plan’s	  success	  is	  based	  on	  personal	  experiences	  and	  
values.	  Regardless	  of	  the	  equity	  of	  the	  elements	  contained	  within	  the	  plans,	  White	  Plains	  
has	  consistently	  stayed	  true	  to	  its	  own	  plans	  as	  well	  as	  those	  of	  Westchester	  County.	  
Before	  Westchester	  County’s	  Planning	  Department	  was	  established,	  government	  
and	  business	  leaders	  in	  White	  Plains	  understood	  the	  City’s	  important	  regional	  role	  as	  a	  
commercial	  and	  government	  center.	  This	  understanding	  was	  mentioned	  by	  White	  Plains	  as	  
early	  as	  1928	  and	  continues	  to	  be	  used	  as	  a	  planning	  goal	  today.	  Planning	  decisions,	  for	  
better	  or	  for	  worse,	  were	  and	  continue	  to	  be	  made	  to	  preserve	  White	  Plains’	  role	  as	  a	  major	  
county	  development	  center.	  By	  continually	  creating	  separate	  chapters	  in	  their	  
comprehensive	  plans	  for	  the	  City’s	  downtown	  and	  numerous	  outer	  neighborhoods,	  White	  
Plains	  was	  attempting	  to	  balance	  the	  diverse	  needs	  of	  these	  different	  areas.	  
The	  most	  controversial	  planning	  decision	  that	  was	  implemented	  to	  serve	  the	  needs	  
of	  both	  the	  region,	  as	  well	  as	  the	  outer	  neighborhoods,	  was	  urban	  renewal.	  Like	  its	  
implementation	  across	  the	  United	  States,	  urban	  renewal	  in	  White	  Plains	  changed	  its	  entire	  
downtown	  character.	  The	  negative	  impacts	  of	  urban	  renewal	  hold	  true	  in	  White	  Plains;	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neighborhoods	  were	  destroyed,	  residents	  were	  displaced,	  and	  redevelopment	  was	  a	  slow	  
and	  tedious	  process.	  	  
In	  the	  forty	  years	  since	  the	  first	  buildings	  in	  the	  urban	  renewal	  district	  were	  torn	  
down,	  has	  urban	  renewal	  benefited	  White	  Plains	  and	  Westchester?	  According	  to	  the	  goals	  
stated	  in	  the	  City’s	  comprehensive	  plans,	  urban	  renewal	  was	  significant	  in	  creating	  the	  
change	  it	  desired	  (and	  continues	  to	  achieve).	  Urban	  renewal	  was	  done	  partly	  a	  response	  to	  
regional	  plans	  that	  identified	  White	  Plains	  as	  a	  dense	  county	  center	  for	  retail,	  commercial,	  
and	  residential	  activities.	  Despite	  helping	  achieve	  the	  City’s	  goals,	  the	  impacts	  of	  urban	  
renewal	  continue	  to	  resonate	  in	  the	  City’s	  downtown.	  Large	  superblocks	  are	  lined	  with	  
uninviting	  streetwalls	  and	  wide	  streets	  do	  not	  encourage	  walking.	  These	  building	  frontages	  
are	  the	  opposite	  of	  those	  in	  the	  downtown	  area	  but	  outside	  of	  the	  urban	  renewal	  zone;	  
Mamaroneck	  Avenue,	  for	  example,	  was	  not	  redeveloped	  during	  urban	  renewal	  and	  is	  a	  
pedestrian-­‐friendly,	  traditional	  “Main	  Street”	  (the	  street	  actually	  named	  Main	  Street	  in	  
White	  Plains	  is	  lined	  by	  the	  Galleria	  Shopping	  Mall,	  City	  Center,	  and	  WalMart).	  Even	  though	  
some	  areas	  of	  the	  urban	  renewal	  area	  are	  automobile-­‐oriented	  and	  uninviting	  to	  
pedestrians,	  White	  Plains	  is	  a	  successful	  city	  that	  is	  meeting	  its	  own	  goals	  as	  well	  as	  those	  
of	  Westchester	  County.	  
White	  Plains	  could	  be	  used	  as	  an	  example	  for	  how	  urban	  renewal	  can	  take	  place	  in	  a	  
suburban	  community,	  though	  there	  are	  lessons	  to	  be	  learned	  from	  this	  city.	  The	  active	  
streets	  and	  sidewalks	  of	  the	  city	  are	  located	  just	  outside	  of	  the	  renewal	  area,	  though	  the	  
shopping	  malls	  in	  White	  Plains	  are	  extremely	  successful.	  This	  is	  a	  difficult	  balance	  that	  the	  
City	  has	  successfully	  achieved	  by	  having	  a	  mix	  of	  commercial	  and	  office	  typologies.	  The	  
corporate	  buildings	  constructed	  during	  the	  period	  of	  renewal	  provide	  customers	  for	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smaller,	  locally	  owned	  stores.	  White	  Plains,	  however,	  needs	  to	  take	  the	  next	  step	  to	  ensure	  
that	  the	  city’s	  activities	  are	  environmentally	  and	  economically	  sustainable	  and	  that	  it	  can	  
continue	  to	  attract	  new	  residents	  and	  businesses,	  rather	  than	  returning	  to	  a	  time	  when	  it	  
was	  considered	  dangerous	  during	  both	  night	  and	  day-­‐time	  hours.	  	  
The	  next	  step	  for	  White	  Plains	  is	  to	  protect	  the	  mixed-­‐use	  areas	  of	  its	  downtown,	  
especially	  Mamaroneck	  Avenue,	  from	  large-­‐scale	  development.	  The	  City	  should	  not	  permit	  
more	  auto-­‐oriented	  shopping	  mall	  or	  municipal	  and	  private	  parking	  garage	  development	  to	  
occur,	  rather	  it	  should	  return	  to	  the	  values	  listed	  throughout	  most	  of	  its	  comprehensive	  
plans,	  such	  as	  safe	  streets,	  walkability,	  and	  a	  mix	  of	  uses.	  The	  Westchester	  Pavilion,	  the	  
former	  site	  of	  Alexander’s	  Department	  store,	  provides	  a	  3.6-­‐acre	  site	  that	  can	  contribute	  to	  
reducing	  the	  automobile’s	  dominance	  in	  White	  Plains.	  The	  owners	  of	  the	  185,000-­‐square-­‐
foot	  mall	  have	  filed	  an	  application	  for	  a	  zoning	  change	  to	  allow	  for	  mixed-­‐use	  development,	  
however,	  the	  White	  Plains	  Common	  Council	  has	  not	  taken	  action	  to	  approve	  the	  change.	  
This	  type	  of	  mixed-­‐use	  development	  in	  proximity	  to	  the	  successful	  mall,	  The	  Westchester,	  
would	  indicate	  a	  shift	  in	  values.	  Furthermore,	  the	  City	  has	  obtained	  a	  $1	  million	  state	  
economic	  development	  grant	  to	  study	  improved	  usage	  of	  the	  White	  Plains	  TransCenter,	  
potentially	  providing	  for	  mixed-­‐use,	  transit-­‐oriented	  development	  around	  the	  Bee-­‐Line	  bus	  
terminal	  and	  the	  Metro-­‐North	  Railroad	  Station.	  These	  types	  of	  zoning	  changes	  should	  be	  
complimented	  with	  a	  complete	  street	  policy,	  making	  the	  city	  safe	  for	  pedestrians	  and	  
cyclists,	  which	  would	  further	  improve	  the	  City’s	  downtown	  and	  renewal	  areas.	  The	  changes	  
made	  by	  the	  City	  should	  also	  be	  complimented	  with	  an	  understanding	  of	  planning	  equity	  
issues,	  such	  as	  transit	  access	  and	  affordable	  housing.	  Through	  its	  comprehensive	  planning	  
efforts	  and	  even	  its	  experience	  with	  urban	  renewal,	  White	  Plains	  has	  become	  a	  model	  for	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suburban	  densification;	  however,	  this	  planning	  base	  should	  be	  improved	  upon	  so	  that	  the	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Further	  Research	  
	  
	   This	  thesis,	  while	  looking	  at	  the	  comprehensive	  planning	  documents	  of	  Westchester	  
County	  and	  the	  City	  of	  White	  Plains	  to	  understand	  how	  planning	  values	  have	  shifted,	  did	  
not	  look	  at	  other	  case	  studies	  in	  the	  County	  nor	  did	  it	  focus	  in	  on	  specific	  actions	  that	  
impacted	  planning	  activities	  in	  both	  the	  County	  and	  the	  City.	  
	   “Patterns”	  defines	  four	  levels	  of	  concentrated	  centers	  in	  Westchester	  County:	  
hamlets,	  local	  centers,	  intermediate	  centers,	  and	  major	  centers.	  Further	  research	  should	  
analyze	  and	  compare	  the	  other	  major	  centers	  defined	  by	  the	  County,	  Yonkers,	  Mount	  
Vernon,	  and	  New	  Rochelle	  to	  the	  comprehensive	  planning	  activities	  of	  White	  Plains	  as	  
discussed	  here.	  These	  centers	  are	  of	  importance	  because	  they	  have	  shared	  the	  experience	  
of	  undertaking	  massive	  urban	  renewal,	  though	  they	  have	  not	  shared	  the	  reputation	  White	  
Plains	  has	  had	  as	  the	  “downtown”	  of	  Westchester.	  
	   Studying	  Westchester’s	  other	  major	  centers	  provides	  the	  opportunity	  to	  focus	  on	  
urban	  renewal	  in	  the	  County	  not	  only	  in	  these	  centers,	  but	  also	  in	  other	  cities	  and	  towns	  
throughout	  the	  County.	  In	  particular,	  further	  study	  of	  the	  planning	  activities	  of	  the	  White	  
Plains	  Urban	  Renewal	  Agency	  would	  provide	  insight	  on	  how	  the	  City’s	  urban	  renewal	  
agency	  worked	  with	  the	  City’s	  planning	  department,	  since	  both	  produced	  different	  
planning	  documents.	  
	   A	  major	  issue	  of	  contention	  in	  Westchester	  County	  and	  the	  City	  of	  White	  Plains	  is	  
“fair	  share”	  affordable	  housing.	  As	  mentioned	  in	  this	  report,	  both	  entities	  state	  that	  
affordable	  housing	  is	  an	  important	  value,	  though	  there	  is	  disagreement	  on	  where	  this	  use	  
should	  actually	  be	  built.	  Further	  studying	  the	  role	  of	  comprehensive	  planning	  in	  the	  
development	  of	  affordable	  and	  fair	  share	  housing,	  especially	  in	  these	  municipalities	  would	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be	  beneficial	  in	  understanding	  the	  impact	  of	  long-­‐range	  planning	  of	  this	  type	  of	  
development.	  Since	  Westchester	  County	  entered	  into	  a	  fair	  housing	  settlement	  with	  the	  
United	  States	  Department	  of	  Housing	  and	  Urban	  Development	  recently,	  it	  would	  be	  
interesting	  to	  further	  study	  how	  this	  settlement	  is	  currently	  impacting	  comprehensive	  
planning	  initiatives	  as	  well	  in	  the	  future.	  
Westchester	  County’s	  only	  major	  east-­‐west	  highway,	  the	  Cross-­‐Westchester	  
Expressway/I-­‐287,	  travels	  through	  numerous	  municipalities,	  including	  the	  City	  of	  White	  
Plains.	  The	  County,	  in	  their	  planning	  documents,	  has	  discussed	  development	  along	  this	  
transportation	  corridor	  and	  has	  issued	  studies	  examining	  various	  redevelopment	  
opportunities	  for	  campus-­‐style	  office	  parks	  that	  currently	  exist	  along	  the	  corridor.	  Since	  
local	  municipalities,	  rather	  than	  the	  County,	  has	  home	  rule	  power	  over	  land	  use	  and	  zoning,	  
it	  would	  be	  interesting	  to	  understand	  how	  the	  planning	  activities	  of	  the	  cities,	  towns,	  and	  
villages	  that	  are	  along	  the	  I-­‐287	  corridor	  view	  the	  campus-­‐style	  office	  parks	  and	  what	  they	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Conclusion	  
	  
Since	  1962,	  social,	  political,	  and	  economic	  values	  have	  evolved,	  causing	  the	  shift	  in	  
planning	  values.	  As	  these	  values	  have	  changed	  from	  comprehensive	  plan	  to	  comprehensive	  
plan,	  has	  this	  type	  of	  planning	  successfully	  addressed	  perennial	  planning	  initiatives	  and	  
concerns	  that	  have	  previously	  and	  currently	  affected	  Westchester	  County	  and	  White	  Plains,	  
New	  York?	  Comprehensive	  planning	  should	  reflect	  how	  the	  residential	  and	  business	  
population	  views	  their	  community	  and	  how	  they	  want	  their	  community	  to	  look	  and	  feel	  in	  
the	  future,	  and	  this	  thesis	  has	  demonstrated	  how	  comprehensive	  planning	  takes	  place	  
temporally	  on	  both	  a	  city-­‐wide	  and	  county-­‐wide	  level.	  Using	  White	  Plains,	  New	  York	  and	  
Westchester	  County	  as	  a	  workshop,	  this	  thesis	  has	  explored	  how	  comprehensive	  plans	  
have	  evolved	  through	  the	  past	  fifty	  years	  and	  whether	  there	  has	  been	  alignment	  between	  
one	  plan	  and	  the	  next	  as	  well	  as	  between	  the	  City	  and	  the	  County.	  	  
The	  structure	  of	  planning	  has	  significantly	  influenced	  the	  values	  contained	  within	  
different	  comprehensive	  plans.	  The	  distinction	  between	  locally-­‐guided	  planning	  and	  
Federally-­‐guided	  planning	  is	  important	  because	  the	  implementation	  of	  a	  long-­‐term	  
comprehensive	  plan	  requires	  political	  support	  and	  commitment.	  Furthermore,	  the	  source	  
of	  funding	  for	  both	  the	  preparation	  and	  implementation	  of	  comprehensive	  plan	  influences	  
which	  projects	  and	  proposals	  are	  actually	  followed	  through	  after	  plan	  adoption.	  This	  is	  
evident	  throughout	  all	  three	  plans	  for	  the	  City	  of	  White	  Plains;	  while	  the	  city	  planning	  
department	  has	  focused	  on	  both	  the	  core/downtown	  as	  well	  as	  the	  outer,	  less	  dense	  areas	  
of	  the	  city,	  federal	  funds	  were	  provided	  for	  the	  specific	  purpose	  of	  studying	  the	  urban	  
renewal	  area.	  In	  fact,	  White	  Plains’	  1977	  plan	  utilized	  information	  and	  data	  gathered	  as	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part	  of	  the	  Federally-­‐funded	  701	  Comprehensive	  Planning	  and	  Management	  Program,	  
which	  took	  place	  over	  a	  five-­‐year	  time	  period.	  The	  701	  Program	  funded	  planning	  
documents	  
specifically	  for	  the	  
urban	  renewal	  
area	  throughout	  
the	  five	  years	  
leading	  to	  the	  
1977	  
comprehensive	  
plan.	  The	  “Central	  
Area	  Report,	  White	  
Plains	  Comprehensive	  Planning	  and	  Management	  Program,	  Year	  II”	  offered	  
recommendations	  for	  growth	  in	  the	  downtown	  area	  through	  1990,	  the	  same	  horizon	  year	  
as	  the	  1977	  plan.	  While	  these	  types	  of	  studies	  were	  important	  in	  properly	  developing	  a	  
city-­‐wide	  plan	  in	  1977,	  it	  is	  important	  to	  note	  that	  different	  types	  of	  planning	  activities	  
were	  occurring	  in	  part	  due	  to	  Federal	  influence.	  To	  this	  day,	  the	  White	  Plains	  Urban	  
Renewal	  Agency	  is	  a	  separate	  entity	  from	  the	  White	  Plains	  Planning	  Department.	  Even	  
though	  employees	  of	  the	  Planning	  Department,	  as	  well	  as	  the	  Mayor,	  sit	  on	  the	  board	  of	  the	  
Urban	  Renewal	  Agency,	  the	  Agency	  produces	  its	  own	  planning	  documents.	  Since	  the	  
Planning	  Department	  and	  the	  Urban	  Renewal	  Agency	  both	  report	  to	  the	  Mayor	  and	  White	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Plains	  Common	  










planning	  activities,	  which	  furthers	  the	  need	  for	  horizontal	  consistency	  between	  the	  two.	  
A	  similar	  situation	  is	  on-­‐going	  in	  Westchester	  County	  in	  regards	  to	  the	  issue	  of	  “fair	  
share	  housing,”	  a	  term	  that	  is	  mentioned	  in	  multiple	  comprehensive	  plans	  for	  both	  
Westchester	  County	  and	  the	  City	  of	  White	  Plains.	  Local	  and	  federal	  influences	  impact	  the	  
values	  of	  planning	  decisions	  and	  comprehensive	  plan	  implementation	  depends	  on	  the	  level	  
of	  political	  and	  financial	  support	  for	  a	  particular	  project	  or	  policy.	  While	  the	  issue	  of	  
affordable	  housing	  is	  one	  that	  could	  be	  studied	  in	  a	  thesis	  of	  its	  own,	  it	  is	  an	  example	  of	  a	  
planning	  issue	  that	  governments	  and	  comprehensive	  plans	  continue	  return	  back	  to.	  
Controversial	  issues	  such	  as	  housing	  or	  large-­‐scale	  development	  should	  be	  addressed	  in	  
comprehensive	  plans	  as	  well	  as	  on	  an	  on-­‐going	  basis.	  	  
Planning	  is	  not	  an	  exact	  science	  and	  nor	  is	  the	  development	  of	  a	  comprehensive	  
plan,	  however,	  comprehensive	  plans	  should	  be	  written	  in	  a	  way	  that	  does	  not	  simply	  retain	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the	  status	  quo.	  Municipalities	  need	  to	  have	  the	  ability	  to	  make	  adjustments	  that	  are	  in	  line	  
with	  their	  established	  planning	  values	  rather	  than	  making	  decisions	  that	  are	  reactive	  and	  
possibly	  rash.	  Adjustments	  to	  comprehensive	  plans	  are	  necessary,	  as	  seen	  by	  White	  Plains	  
in	  the	  1980s	  and	  early	  1990s,	  during	  which	  office	  vacancies	  were	  prevalent.	  This	  requires	  
the	  multiple	  stakeholders	  and	  decision	  makers	  to	  work	  together	  throughout	  the	  
development	  of	  comprehensive	  plans	  as	  well	  as	  throughout	  its	  implementation	  to	  ensure	  
both	  horizontal	  and	  vertical	  planning	  consistency.	  Issues	  such	  as	  fair	  share	  housing,	  urban	  
renewal,	  environmental	  protection	  reoccur	  in	  each	  comprehensive	  plan,	  therefore,	  it	  is	  
important	  that	  planning	  values	  and	  visioning	  are	  not	  negatively	  influenced	  by	  outside	  
forces,	  such	  as	  Federal	  funds	  or	  elections.	  This	  thesis	  shows	  the	  importance	  of	  examining	  
and	  understanding	  previous	  planning	  decisions	  in	  order	  to	  successfully	  plan	  for	  the	  future,	  
as	  well	  as	  the	  importance	  of	  vertical	  and	  horizontal	  alignment	  between	  different	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